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Request:   
The requested amendments would allow a low density mixed-use development with a maximum 
of one dwelling unit per 2.5 acres and commercial at a 0.15 floor area ratio (FAR). 
 
 Map Amendments:  Amend Map 1, the Future Land Use Map, to change the future land use 

category of the property from Density Reduction/Groundwater Resource (DR/GR) and 

Wetlands to New Community and Wetlands; Amend Map 4, the Private Recreational Facilities 

Overlay, to remove the subject property from the overlay. 

 Text Amendments:  Amend Objective 1.6, Goal 35, Policy 1.6.1, and Tables 1(a) and 1(b) to 

allow a maximum density of 1 dwelling unit per 2.5 acres, nonresidential uses, and provide 

requirements for clustered development, environmental enhancements and permanent 

conservation.  

Transmittal Hearing: 
The BoCC transmittal hearing was held on June 7, 2017.   A motion was made to transmit the 
proposed amendments as recommended by staff and the LPA. The motion was passed 3-1. 

 
Public Comment:   
Four members of the public addressed the BoCC concerning the proposed amendments.  Two 
members did not support transmittal because they believed the amendments were premature 
and were not consistent with the areas rural character of the area.  Two members of the public 
supported the proposed amendments. 
 
State Reviewing Agency Objections, Recommendations, and Comments:    
There were two objections and one comment included in the attached ORC report dated August 
15, 2017.  The Objections and Comments have been addressed by staff and the applicant and 
are discussed in the staff report. 
 
Changes to Proposed Adoption Language:    
Changes were made to the proposed text amendments to address comments from the State 
Reviewing Agencies.  These changes do not change the intent of the Babcock amendments as 
they were transmitted to the state reviewing agencies on June 7, 2017. 
 
Staff Recommendation:    
Staff recommends that the Board of County Commissioners adopt the amendments as identified 
in Attachment 1. 



 
Page 1 of 5 

LEE COUNTY ORDINANCE NO. ____ 
Babcock 

(CPA2016-00013) 
 

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE 
PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY 
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT 
AMENDMENT  PERTAINING TO THE BABCOCK (CPA2016-00013) 
APPROVED DURING A PUBLIC HEARING; PROVIDING FOR 
PURPOSE, INTENT, AND SHORT TITLE; AMENDMENTS TO ADOPTED 
MAP AND TEXT; LEGAL EFFECT OF “THE LEE PLAN”; PERTAINING 
TO MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT 
PUBLIC HEARING; GEOGRAPHICAL APPLICABILITY; 
SEVERABILITY, CODIFICATION, SCRIVENER’S ERRORS, AND AN 
EFFECTIVE DATE. 

  
 
 WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) Policy 2.4.1. and 
Chapter XIII, provides for adoption of amendments to the Plan in compliance with State 
statutes and in accordance with administrative procedures adopted by the Board of 
County Commissioners (“Board”); and, 
 
 WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, 
and Lee County Administrative Code AC-13-6 provide an opportunity for the public to 
participate in the plan amendment public hearing process; and,  
 
 WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing 
on the proposed amendment in accordance with Florida Statutes and the Lee County 
Administrative Code on April 24, 2017; and,  
 
 WHEREAS, the Board held a public hearing for the transmittal of the proposed 
amendment on June 7, 2017.  At that hearing, the Board approved a motion to send, and 
did later send, proposed amendment pertaining to Babcock (CPA2016-00013) to the 
reviewing agencies set forth in Section 163.3184(1)(c), F.S. for review and comment; 
and, 
 
 WHEREAS, at the June 7, 2017 meeting, the Board announced its intention to 
hold a public hearing after the receipt of the reviewing agencies’ written comments; and,  
 
 WHEREAS, on February 7, 2018, the Board held a public hearing and adopted the 
proposed amendment to the Lee Plan set forth herein. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 
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SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 
 
 The Board of County Commissioners of Lee County, Florida, in compliance with 
Chapter 163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, 
conducted public hearings to review proposed amendments to the Lee Plan.  The 
purpose of this ordinance is to adopt map and text amendments to the Lee Plan 
discussed at those meetings and approved by a majority of the Board of County 
Commissioners.  The short title and proper reference for the Lee County Comprehensive 
Land Use Plan, as hereby amended, will continue to be the “Lee Plan.”  This amending 
ordinance may be referred to as the “Babcock Ordinance (CPA2016-00013).” 
 
SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT 
 
 The Lee County Board of County Commissioners amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, which 
amends Objective 1.6, Goal 35, Policy 1.6.1, Tables 1(a) and 1(b), and Maps 1 and 4 
known as Babcock (CPA2016-00013). 
 
 The corresponding Staff Reports and Analysis, along with all attachments and 
application submittals for this amendment are adopted as “Support Documentation” for 
the Lee Plan.  Proposed amendments adopted by this Ordinance are attached as Exhibit 
A. 
 
SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN” 
 
 No public or private development will be permitted except in conformity with the 
Lee Plan.  All land development regulations and land development orders must be 
consistent with the Lee Plan as amended. 
 
SECTION FOUR: MODIFICATION 
 
 It is the intent of the Board of County Commissioners that the provisions of this 
Ordinance may be modified as a result of consideration that may arise during Public 
Hearing(s). Such modifications shall be incorporated into the final version. 
 
SECTION FIVE: GEOGRAPHIC APPLICABILITY 
 
 The Lee Plan is applicable throughout the unincorporated area of Lee County, 
Florida, except in those unincorporated areas included in joint or interlocal agreements 
with other local governments that specifically provide otherwise. 
 
SECTION SIX: SEVERABILITY 
 
 The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the 
powers herein provided.  If any of the provisions of this ordinance are held 
unconstitutional by a court of competent jurisdiction, the decision of that court will not 
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affect or impair the remaining provisions of this ordinance.  It is hereby declared to be the 
legislative intent of the Board that this ordinance would have been adopted had the 
unconstitutional provisions not been included therein. 
 
SECTION SEVEN: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR 
 
 It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code.  Sections of this 
ordinance may be renumbered or relettered and the word “ordinance” may be changed to 
“section,” “article,” or other appropriate word or phrase in order to accomplish this 
intention; and regardless of whether inclusion in the code is accomplished, sections of 
this ordinance may be renumbered or relettered.  The correction of typographical errors 
that do not affect the intent, may be authorized by the County Manager, or his designee, 
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the 
Circuit Court. 
 
SECTION EIGHT: EFFECTIVE DATE 
 
 The plan amendments adopted herein are not effective until 31 days after the 
State Land Planning Agency notifies the County that the plan amendment package is 
complete. If timely challenged, an amendment does not become effective until the State 
Land Planning Agency or the Administrative Commission enters a final order determining 
the adopted amendment to be in compliance.  No development orders, development 
permits, or land uses dependent on this amendment may be issued or commence before 
the amendment has become effective.  If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by 
adoption of a resolution affirming its effective status. 
 
 
 THE FOREGOING ORDINANCE was offered by Commissioner _______, who 
moved its adoption.  The motion was seconded by Commissioner _________.  The 
vote was as follows: 
 
    John Manning  _____ 
    Cecil Pendergrass  _____  
    Larry Kiker   _____ 
    Brian Hamman  _____ 
    Frank Mann   _____ 
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 DONE AND ADOPTED this 7th day of February, 2018. 
 
ATTEST:      LEE COUNTY BOARD OF 
LINDA DOGGETT, CLERK   COUNTY COMMISSIONERS 
 
 
BY:__________________________  BY: _____________________________ 
Deputy Clerk      Cecil Pendergrass, Chair 
 
       
       
    
 DATE:___________________________ 
 
 
        
       APPROVED AS TO FORM FOR THE  

RELIANCE OF LEE COUNTY ONLY 
 
 
       ________________________________ 
       County Attorney’s Office 
 
 
Exhibit A:   Adopted revisions to Objective 1.6, Goal 35, Policy 1.6.1, Tables 1(a) and  

1(b), and Maps 1 and 4 (Adopted by BOCC February 7, 2018) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CAO Draft 1/17/18 
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EXHIBIT A 
 

Note: Text depicted with underscore represents additions to the Lee Plan.  
Strike-through text represents deletions from the Lee Plan.  
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EXHIBIT A CPA2016-13 

 

Text Amendments: 

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas which are 
suitable for the development of large-scale multi-use communities developed pursuant to an overall 
master Pplanned Development. This category is also considered a Future Urban Area. 
 
POLICY 1.6.1: New Community areas are lands that are capable of being planned and developed as a 
cohesive unit in order to better achieve conservation of important environmental resources and to initiate 
areawide surface water management. New Community land must be located such that the area is capable 
of being developed with a balance of residential and nonresidential uses and that major impacts of the 
development are internalized and/or alleviated by infrastructure that is existing or will be funded 
privately. New Community areas will be developed as freestanding economic units and will not impose 
negative fiscal impacts on the county (other than those associated with the delay in placing property 
improvements on the tax rolls).  
 
New Communities will not exceed a residential density of one unit per 2.5 gross acres (1 du/2.5 acres), 
except within the Gateway/Airport Planning Community, where residential densities of up to six dwelling 
units per gross acre may be permitted. Development within the New Community future land use category 
and must have at least the following characteristics: 
 

1. The land will be developed under a well-conceived overall master plan Planned Development;  
2. The land can be served with all necessary facilities and services at no expense to the county. 

Uniform Community Development Districts and special taxing districts may be utilized 
toward achieving this objective;  

3. Population, recreation, open space, educational, office, and research facilities are distributed 
in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitive areas; 
5. The land must be developed as a free-standing community offering a complete range of land 

uses (e.g. a full mix of housing types for a range of household incomes, industrial and office 
employment centers, and community facilities such as fire departments, schools, law enforcement 
offices, public recreational areas, health care facilities, and community commercial areas).  The 
mix of land uses will be evaluated through buildout of the New Community to ensure 
developments include both residential and non-residential uses1; 

6. Off-site impacts must be mitigated; and, 
7. On-site levels of service must meet the county-wide standards contained in this plan.; 
8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate balance of land 

uses; and 
9. The land must be developed consistent with Goal 35 if located within the North Olga Community 

Planning Area identified on Lee Plan Map 1, Page 2.  
 
************************************************************************************ 
 

                                                           
1 Planned developments in the New Community future land use category in the North Olga Community Planning 
Area must have a minimum of 50,000 square feet of non-residential floor area under construction prior to 
construction of the 1,000th residential dwelling unit. 
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GOAL 35: NORTH OLGA COMMUNITY. To promote and support North Olga’s unique rural 
character, heritage, economy, and quality of life, and natural resources by establishing a participatory 
community planning efforts to guide North Olga’s future. For the purpose of this Goal, the North Olga 
Community boundaries are defined by Map 1, Page 2 of 8 of the Lee Plan. 
 
************************************************************************************ 
 

OBJECTIVE 35.3: COMMERCIAL LAND USES. Existing and future county regulations, 
land use interpretations, policies, zoning approvals, and administrative actions should promote the 
rural character within the North Olga community boundaries and allow for non-residential land 
uses that serve and support the rural community, including uses permitted by Objective 35.11. 
County regulations will support a unified and attractive rural-oriented design theme in terms of 
landscaping architecture, lighting and signage.  
 

************************************************************************************ 
 

POLICY 35.3.4: Opportunities for non-residential and mixed-use development that are 
compatible with the rural and agricultural character of the community may be permitted 
through the Planned Development rezoning process within the New Community future 
land use category in accordance with Objective 35.11.2. 
 

OBJECTIVE 35.4: ECONOMIC DEVELOPMENT. Encourage future economic development 
opportunities in the North Olga Community including, but not limited to those industries that 
identify and promote the rural and agricultural-based quality of life for the residents and 
surrounding communities, retain and expand eco-tourism, agri-tourism, and where projects 
demonstrate a clustered and well-planned development footprint, and protection of natural 
resources and the rural character of the surrounding community. 

 
************************************************************************************ 
 

OBJECTIVE 35.11:  NEW COMMUNITY. Land designated as New Community on the 
Future Land Use Map within the North Olga Community will be developed as a unified Planned 
Development in order to achieve conservation and enhancement of important environmental 
resources; initiate areawide surface water management; prevent sprawling land use patterns; 
create critical hydrological and wildlife corridors and connections; and protect rural character of 
the surrounding community.  

 
POLICY 35.11.1: Residential densities for land within the New Community future land use 
category may be permitted up to a maximum of 1 du/2.5 acres. In no case shall the unit count 
in the New Community future land use category in North Olga exceed 1,630 dwelling units. 

 

POLICY 35.11.2: Non-residential intensities for lands within the New Community future 
land use category will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. 
The FAR will be based upon the gross acreage dedicated to non-residential uses within the 
overall Planned Development boundary, including all uplands, wetlands, open space, rights-
of-way, recreation areas, and/or lake.  In no case shall the total commercial square footage 
in the New Community future land use category in North Olga exceed 1,170,000 square 
feet, in addition to 600 hotel rooms. 
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POLICY 35.11.3: Prior to development, a Planned Development rezoning must be approved, 
and include conditions and requirements that demonstrate the following: 

 
a. Environmental Enhancements.  

 
1. A minimum of 60 percent open space, inclusive of onsite preserve, to 

accommodate the following: 
 

i. Water quality enhancement areas, including but not limited to natural 
systems-based stormwater management facilities, filter marshes, and 
wetland buffers to reduce the rate of run-off and associated nutrient 
loads;   

ii. Existing regional flowways; 
iii. Preservation of 90% of the onsite wetlands;   
iv. Critical wildlife connection(s) to adjacent conservation areas through on-

site preserve areas;  
v. Roadway setbacks and perimeter buffers; and 

vi. Passive recreational and civic areas that comply with the definition of 
open space, as set forth in the Land Development Code. 
 

2. Open space areas must be platted in separate tracts, outside of privately owned 
lots, and dedicated to an appropriate maintenance entity. A Community 
Development District (CDD), Independent Special District (ISD), or a master 
property owners association must be created to accept responsibility for 
perpetually maintaining the open space areas identified in the Planned 
Development. 
 

3. Record a conservation easement for a minimum of 50 percent of the Planned 
Development benefiting a public agency acceptable to Lee County, or Lee 
County itself, and dedicated to an appropriate maintenance entity. Land subject 
to conservation easement(s) can be used for on-site mitigation and will be 
recorded as development orders are issued. The timing of conservation 
easement(s) and restoration may be phased so long as the area dedicated to 
conservation easement is equal to or greater than the area of land approved for 
development on a cumulative basis. 
 

4. Provide a protected species management plan to address human wildlife 
coexistence, including educational programs and development standards. 

 
5. Provide wildlife crossings on-site and to adjacent wildlife habitat areas. 
 
6. Provide recreational connections to adjacent public and private conservation and 

preserve land, subject to approval by the appropriate agencies, through the 
provision of publicly accessible trailheads and similar facilities within the 
development. 

 
7. Incorporate Florida friendly plantings with the low irrigation requirements in 

common areas. 
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8. A binding commitment as part of the Planned Development to implement an 

environmental education program for homeowners, businesses and visitors to 
describe the local ecology, including but not limited to wildlife, plant 
communities, and native habitats, in addition to the design standards, restoration 
projects, and management programs/plans, incorporated into the development to 
address environmental protection.  

 
9. Incorporate energy efficiency and other low impact development (LID) 

performance standards within the development.  
 

10. Minimize impacts to natural areas and native habitat by concentrating 
development primarily in areas previously impacted by agricultural uses and 
other development activities.  

 
b. Water Quality & Hydrological Enhancements.  

 
1. The stormwater management system must demonstrate through design or other 

means that water leaving the development meets current state and federal water 
quality standards. Outfall monitoring will be required on a quarterly basis for a 
minimum of 5 years from the date of acceptance of construction of the water 
management system by the South Florida Water Management District. 
Monitoring may be eliminated after 5 years if the water quality standards are met. 
 

2. Demonstrate an additional 50% water quality treatment beyond the treatment 
required by the SFWMD for the on-site stormwater management basins.  
 

3. Protect existing groundwater levels and improve existing wetland hydroperiods 
in onsite preserve areas, as applicable by SFWMD permits.  

 
4. Provide a lake management plan that requires best management practices for the 

following:  
 

i. fertilizers and pesticides;  
ii. erosion control and bank stabilization; and  

iii. lake maintenance requirements and deep lake management for lakes 
exceeding 12 feet below lake surface (BLS). 

 
5. A site-specific ecological and hydrological plan, which includes at a minimum 

the following: preliminary excavation and grading plans, exotic removal and 
maintenance plan, supplemental planting plan, and success criteria for meeting 
established goals. 

 
6. A site-specific mitigation and enhancements to reduce discharge rates. 
7. Utilize reuse and surface water generated by the development to meet the 

irrigation demands of the recreation and development areas, to the extent such 
reuse is available.  
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8. Demonstrate that the proposed Planned Development will not result in significant 
detrimental impacts on present or future water resources. 

 
c. Infrastructure Enhancements. 

 
1. All development within the Planned Development must connect to centralized 

water and sewer services, with the exception of interim facilities used on a 
temporary basis during construction, and for unmanned essential services on a 
temporary basis until water and sewer service is extended to the development. 

 
2. Written verification as to adequate public services for the Planned Development, 

from the sheriff, EMS, fire district, and Lee County School District, or via 
interlocal agreements with adjacent jurisdictions and/or special districts. 

 
3. Civic space, recreational areas, and a variety of amenities distributed throughout 

the development for use by the general public, to be maintained by the property 
owners’ association or similar entity.  
 

4. Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway 
along the roadway frontages, where the Planned Development abuts SR 31 and 
CR 78. 

 
d. Community Character. 

 
1. Transition to lower densities and intensities where adjacent to off-site 

conservation lands. 
 

2. Enhanced buffers and setbacks along external roadways to preserve rural vistas 
and viewsheds that are at least 50% wider than the Land Development Code 
requirements. 

 
3. Locate access points onto adjacent arterial roadways to minimize impact to the 

surrounding rural community. 
 

************************************************************************************ 
VII. CONSERVATION AND COASTAL MANAGEMENT 

 
POLICY 114.1.1: Development in wetlands is limited to very low density residential uses and 
uses of a recreational, open space, or conservation nature that are compatible with wetland 
functions. The maximum density in the Wetlands category is one unit per 20 acres, except that 
one single family residence will be permitted on lots meeting the standards in Chapter XIII of this 
plan, and except that owners of wetlands adjacent to Intensive Development, Central Urban, 
Urban Community, Suburban, New Community, and Outlying Suburban areas may transfer 
densities to developable contiguous uplands under common ownership in accordance with 
Footnotes 9b and 9c 8b of Table 1(a), Summary of Residential Densities. In Future Limerock 
Mining areas only (see Map 14), impacts to wetlands resulting from mining will be allowed by 
Lee County when those impacts are offset through appropriate mitigation, preferably within 
Southeast Lee County (see also Policy 33.1.3). Appropriate wetland mitigation may be provided 
by preservation of high quality indigenous habitat, restoration or reconnection of historic 



 
  January 24, 2018 

CPA2016-13  Page 6 of 8 

 

flowways, connectivity to public conservation lands, restoration of historic ecosystems or other 
mitigation measures as deemed sufficient by the Division of Environmental Sciences. It is 
recommended that, whenever possible, wetland mitigation be located within Southeast Lee 
County. The Land Development Code will be revised to include provisions to implement this 
policy. 
 

************************************************************************************ 
XII. GLOSSARY 

 

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use Map that are 
designated primarily for single use developments: Suburban, Outlying Suburban, Sub-Outlying Suburban, 
Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial 
Interchange, Industrial Commercial Interchange, University Village Interchange, University Community, 
Public Facilities, and New Community within the Gateway/Airport Planning Community. 
 
FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated 
primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural 
Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands (upland 
and wetland), New Community within the North Olga Planning Community and Density 
Reduction/Groundwater Resource. 
 

Table Amendments: 

Table 1(a): Summary of Residential Densities 

 

Table 1(b): Year 2030 Allocations 

 

Map Amendments: 

Map 1, Page 1: Future Land Use Map 

 

Map 4: Private Recreational Facilities Overlay 
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TABLE 1(a) 

SUMMARY OF RESIDENTIAL DENSITIES1 

FUTURE LAND USE  

CATEGORY 

STANDARD OR BASE DENSITY 

RANGE 
BONUS DENSITY 

 MINIMUM2 

(Dwelling Units 

per Gross Acre) 

MAXIMUM 

(Dwelling Units per 

Gross Acre) 

MAXIMUM TOTAL 

DENSITY3 

(Dwelling Units per Gross Acre) 

Intensive Development14  8 14  22 

General Interchange2 8 14 22 

Central Urban 15 4 10 15 

Urban Community4,5,16  1 6 10 

Suburban 17 1 6 No Bonus 

Outlying Suburban 1 3 No Bonus 

Sub-Outlying Suburban 1 2 No Bonus 

Rural10 No Minimum 1 No Bonus 

Outer Islands No Minimum 1 No Bonus 

Rural Community Preserve6 No Minimum 1 No Bonus 

Open Lands7 No Minimum 1 du/5 acres No Bonus 

Density Reduction/Groundwater 

Resource No Minimum 1 du/10 acres No Bonus 

Wetlands8 No Minimum 1 du/20 acres No Bonus 

New Community19  No Minimum 1 6 No Bonus 

University Community9  1 2.5 No Bonus 

Destination Resort Mixed Use Water 

Dependent11 6 9.36 No Bonus 

Burnt Store Marina Village12  No Minimum 

160 Dwelling Units; 

145 Hotel Units No Bonus 

Coastal Rural18 No Minimum 1 du/2.7 acres No Bonus 
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CLARIFICATIONS AND EXCEPTIONS 

1
See the glossary in Chapter XII for the full definition of “density”. 

2
Except in General Interchange future land use category adherence to minimum densities is not mandatory 

but is recommended to promote compact development.  
3
These maximum densities may be permitted by transferring density from non-contiguous land through the 

provisions of the Housing Density Bonus Program identified in chapter 2 of the Land Development Code.  
4
Within the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 dwelling 

units per gross acre must “acquire” the density above 3 dwelling units per gross acre utilizing TDUs that 

were created from Greater Pine Island (see Policy 14.6), or transfer dwelling units in accordance with 

Policy 14.3.4  
5
In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre.  

6
Within the Buckingham area, new residential lots must have a minimum of 43,560 square feet.  

7
The maximum density of 1 unit per 5 acres can only be approved through the planned development 

process (see Policy 1.4.4), except in the approximately 135 acres of land lying east of US41 and north of 

Alico Road in the northwest corner of Section 5, Township 46, Range 25. 
8
Higher densities may be allowed under the following circumstances where wetlands are preserve on the 

subject site: 

(a) If the dwelling units are relocated off-site through the provision of Transfer of Development Rights 

Ordinance (86-18, as amended or replaced); or 

(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive 

Development, Central Urban, Urban Community, Suburban, Outlying Suburban, Sub-Outlying 

Suburban, and New Community from preserved freshwater wetlands at the same underlying density as 

permitted for those uplands. Impacted wetlands will be calculated at the standard Wetlands density of 

1 dwelling units per 20 acres. Planned Developments or Development Orders approved prior to 

October 20, 2010 are permitted the density approved prior to the adoption of CPA2008-18.  
9
Overall average density for the University Village sub-district must not exceed 2.5 du/acre. Clustered 

densities within the area may reach 15 du/acre to accommodate university housing.  
10

In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator 

Slough, the maximum density is 1 du/2.25 acres.  
11

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

Water Dependent district.  
12

The residential dwelling units and hotel development portions of this redevelopment project must be 

located outside of the designated Coastal High Hazard Area in accordance with Lee Plan, Map 5.  
13

See Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustments resulting from concentration or 

transfer of development rights.  
14

 The maximum total density may be increased to 30 du/acre utilizing Greater Pine Island TDUs. 
15

 The maximum total density may be increased to 20 du/acre utilizing Greater Pine Island TDUs. 
16

 The maximum total density may be increased to 15 du/acre utilizing Greater Pine Island TDUs. 
17

 The maximum total density may be up to 8 du/acre utilizing Greater Pine Island TDUs.  
18 

The standard maximum density is 1 du/2.7 acres unless the “Adjusted Maximum Density” of 1 du/acre is 

achieved in accordance with requirements of Policy 1.4.7 and Chapter 33 of the Land Development Code. 
19

 Maximum density in the New Community future land use category is limited to 1 du/2.5 acres in the 

North Olga Community in accordance with Policy 1.6.1.  



TABLE 1(b)

Year 2030 Allocation

Existing Proposed Existing Proposed

 Intensive Development 1,376 1,376 20 27 250

 Central Urban 14,766 14,766 225 230

 Urban Community 18,084 17,483 520 520 485 637 250

 Suburban 16,623 16,623 1,810 85

 Outlying Suburban 3,957 3,957 30 30 40 20 2 500

Sub-Outlying Suburban 1,548 1,548 367

Commercial

 Industrial 79 79 39 20

 Public Facilities 1 1 1

 University Community 850 850

Destination Resort Mixed Use Water Dependent 8 8

Burnt Store Marina Village 4 4 4

 Industrial Interchange 

 General Interchange 125 125 11

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 900 2,100 1,200 900

Airport

Tradeport 9 9 9

 Rural 8,313 8,313 1,948 1,948 1,400 636

 Rural Community Preserve 3,100 3,100

Coastal Rural 1,300 1,300

 Outer Island 202 202 5 5 1 150

 Open Lands 2,805 2,805 250 250 590

Density Reduction/ Groundwater Resource 6,905 6,905 711 711 94

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

80,955 81,554 3,464 4,664 485 4,500 1,250 29 651 604 1,284

Commercial 12,793 12,793 57 177 52 400 50 17 125 150 1,100

Industrial 13,801 13,801 26 26 3 400 5 26 300 3,100

Public 82,313 82,313 7,100 7,100 421 2,000 7,000 20 1,961 350 7,500

Active AG 17,027 17,027 5,100 5,100 550 150

Passive AG 45,585 44,265 13,549 12,229 2,500 109 1,241

Conservation 81,933 81,933 2,214 2,214 611 1,142 3,236 133 1,603 748 2,798

Vacant 22,768 23,489 1,953 1,953 226 931 34 45 300

357,175 357,175 33,463 33,463 1,572 11,718 12,731 259 4,340 2,197 17,323

Population Distribution (unincorporated Lee County) 495,000 495,000 5,090 9,266 1,531 30,861 3,270 225 530 5,744 15,115
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TABLE 1(b)

Year 2030 Allocation

 Intensive Development 

 Central Urban 

 Urban Community 

 Suburban 

 Outlying Suburban 

Sub-Outlying Suburban

Commercial

 Industrial 

 Public Facilities 

 University Community 

Destination Resort Mixed Use Water Dependent

Burnt Store Marina Village

 Industrial Interchange 

 General Interchange 

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 

Airport

Tradeport

 Rural 

 Rural Community Preserve 

Coastal Rural

 Outer Island 

 Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

Vacant

Population Distribution (unincorporated Lee County)
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Unincorporated County Total Residential

Non Regulatory Allocations

Total

Existing Proposed

660 3 42 42 365 9

375 17 3,140 8,179 8,179 2,600

850 1,000 860 500 12,422 11,821 110 450

2,488 1,975 1,200 675 6,690 1,700

1,552 377 600 382 454

25 140 66 950

5 5 10

850

8

32 15 31 6 30

1,500 90 190 14 14 500 50 635 1,350

3,100

1,300

1 45

120 45 1,800

4,000 2,100

3,204 4,104 3,962 5,870 3,313 20,657 20,056 4,015 10,753 3,326 3,254 6,230

440 1,100 1,944 2,100 226 1,420 1,300 68 1,687 18 1,700 139

10 320 450 900 64 300 300 7,246 554 5 87 5

2,477 3,550 3,059 3,500 2,100 15,289 15,289 12,000 4,000 1,486 7,000 1,500

20 2,400 7,171 200 411 125 900

20 815 18,000 1,532 3,619 200 4,000

1,733 9,306 2,969 188 14,767 1,541 1,541 31,359 1,317 336 5,068 864

63 975 594 309 3,781 8,697 9,418 470 2,060 1,000 800 530

7,967 19,355 12,978 12,867 27,466 47,904 47,904 80,329 22,103 10,201 18,234 14,168

16,375 34,538 36,963 58,363 13,265 160,405 156,229 1,270 71,001 6,117 25,577 8,760

Southeast 

Lee County

North Fort 

Myers
Buckingham Estero Bayshore

Iona/ 

McGregor
San Carlos Sanibel

South Fort 

Myers
Pine Island

Lehigh AcresDaniels 

Parkway
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STAFF REPORT FOR 

CPA2016-13: Babcock 
Privately Initiated Text and Map Amendments to the Lee Plan 

 
 

 

Applicant: 
Babcock Property 
Holdings 
 
Representative: 
Waldrop 
Engineering/ 
Alexis Crespo 
 
Commissioner 
District:  # 5 
 
Property Size: 
4,157± Acres 
 
Current FLUC: 
DR/GR  & 
Wetlands 
 
Current Zoning: 
AG-2 
 
Hearing Dates: 
LPA:  
4/24/17  
 

Transmittal: 
6/7/17 
 

Adoption:  
2/7/18 
 
 
 
 
 
 

REQUEST 
 Map Amendments:  Amend Map 1, the Future Land Use Map, to change the future 

land use category of the property from Density Reduction/Groundwater Resource 
(DR/GR) and Wetlands to New Community and Wetlands and Map 4, the Private 
Recreational Facilities Overlay, to remove the subject property from the overlay. 

 Text Amendments:  Amend Objective 1.6, Goal 35, Policy 1.6.1, and Tables 1(a) 
and 1(b) to allow a maximum density of 1 dwelling unit per 2.5 acres, 
nonresidential uses, and provide requirements for clustered development, 
environmental enhancements and permanent conservation.  

 
PROJECT SUMMARY 
The requested amendments would allow a low density mixed-use development with 
a maximum of one dwelling unit per 2.5 acres (1,662 dwelling units) and commercial 
at a 0.15 floor area ratio (1,170,000 square feet).  The development will be clustered 
onto 1,662 acres, approximately 40% of the subject property.  The remaining land, 
2,494 acres or 60 % of the property, will be for conservation and restored.  This 
conservation and restoration will have positive impacts on water quality, wildlife, 
downstream flooding, and groundwater resources.  In addition, it will add to the 
already extensive conservation land within Northeast Lee County. 

PROPERTY LOCATION 

 

RECOMMENDATION 
Staff recommends that the Board of County Commissioners adopt the text and map 
amendments provided in Attachment 1 based on the analysis and findings of this staff 
report. 
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PART 1 

REQUEST 

 

The applicant’s request is to: re-designate the 4,157 acre property to New Community and 
Wetlands on the Future Land Use Map, Lee Plan Map 1, Page 1; amend Objectives 1.6 and 
35.11, and Policy 1.6.1 to allow a maximum density of 1 dwelling unit per 2.5 acres (with no 
bonus density), nonresidential uses, and provide requirements for clustered development, 
environmental enhancements and permanent conservation; and update Table 1(a) to reflect 
the revised maximum density in the New Community future land use category and Table 1(b) to 
accommodate commercial uses in the Northeast Lee County Planning Community. 
 
Concurrent Application Review:  The Babcock Ranch comprehensive plan amendment was filed 
on October 4, 2016.  The applicant has also filed a companion rezoning application (DCI2016-
00022) that is being reviewed concurrently with the plan amendment application.  DCI2016-
00022 was filed on November 16, 2016 seeking to rezone the subject property from AG-2 to 
Mixed Use Planned Development (MPD). 
 
Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local 
government shall consider an application for zoning changes that would be required to properly 
enact any proposed plan amendment transmitted pursuant to this subsection.”  This requires 
Lee County provide concurrent review the rezoning request. 
 

PART 2 

RECOMMENDATION 

 
After thorough review and consideration of the factors discussed in the following report, staff is 
recommending that the following proposed amendments be transmitted to the state reviewing 
agencies: 
 
 Map 1, Page 1 to change the future land use category of the subject property from DR/GR 

and Wetlands to New Community and Wetlands; 

 Map 4, Private Recreational Facilities Overlay, to remove the subject property from the 

Overlay; and  

 Objective 1.6, Goal 35, and Policy 1.6.1 and Tables 1(a) and (b) to provide parameters for 

future development in the New Community future land use category within the North Olga 

Community.  

Attachment #1 provides the proposed text in strike-through and underline and the existing and 
revised maps and tables. 
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PART 3 

BACKGROUND  
 

The Babcock Ranch historically encompassed over 90,000 acres with land in both Charlotte and 
Lee Counties.   In the late 1990's, the Babcock family attempted to sell the entire 90,000 acre 
property to the State of Florida; it was considered a priority for purchase by conservation 
leaders for an environmental corridor stretching from Lake Okeechobee to the Charlotte 
Harbor Estuary.  The State and Babcock family were unable to reach an agreement on the sale, 
and discussions on public acquisition of the property ceased.  
 
In 2006, Babcock Property Holdings, the applicant of this request, acquired the property with 
plans to convey environmentally sensitive areas to the State for permanent preservation and to 
develop the land most significantly impacted by the Babcock Ranch agricultural and timber 
operations.  Since then, over 67,000 acres has been conveyed to the State and over 5,000 acres 
has been conveyed to Lee County to become known as the Bob Janes Preserve.   
 
In Charlotte County, Babcock Ranch 
has been designed to maintain large 
tracts of preserve areas and open 
space to allow for the long-term 
protection of native habitats, facilitate 
water quality improvements, and 
create wildlife corridors that connect 
internal preserves to a regional 
network of off-site conservation lands, 
including the adjacent Conservation 
20/20 preserves within Lee County. 
 
In total, the following is approved to 
be developed on approximately 13,630 
acres in Charlotte County: 
 17,870 dwelling units  
 6 million sq. ft. non-residential uses  
 600 hotel rooms  
 177 hospital beds  
 418 assisted living facility units  
 Educational facilities  
 Recreational and civic space 
 7,000 acres of greenways, 

flowways and agriculture 
 

 

Figure 1:  Babcock Ranch Conceptual Development Footprint  
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Development in Charlotte County commenced with the construction of the Florida Power & 
Light solar field, 224 residences, and a mixed-use “Town Center” including a public Charter 
School for Kindergarten through 8th grade.  Development within Lee County would be a spatial 
extension of both the development areas and preservation areas of the Babcock Ranch 
Community. 

 
PART 4 

SURROUNDING PROPERTIES 
 
The subject property is surrounded by land within the DR/GR, Rural, Conservation Lands, and 
Wetlands future land use categories.   
  

North:  To the north, the property abuts the Lee/Charlotte County line.  As mentioned above, 
construction for the Town Center of the mixed-use Babcock Ranch Community has commenced 
and is part of the overall Babcock DRI.   
 
East:  To the east are 20/20 Conservation Lands, Telegraph Creek Preserve and Bob Janes 
Preserve.  There are also properties used for agriculture and with single-family residential uses. 
 
West:  To the west, the property abuts State Road 31 (SR 31).  Across SR 31 are single family 
homes and agricultural activities on parcels ranging in size from one acre to approximately 240 
acres.  These properties are in the AG-2 zoning district.   
 
South:  To the south is State Road 78 (SR 78), North River Road.  There are some single family 
homes and agricultural activities on parcels ranging in size from approximately 1.4 acres to 
approximately 400 acres immediately abutting the subject property north of North River Road.  
South of North River Road are properties within the Rural future land use category and AG-2 
zoning district that range in size from approximately 5 acres to over 300 acres. 

 
PART 5 

STAFF DISCUSSION AND ANALYSIS 
 
The requested amendments would allow a low density mixed-use development with a 
maximum of one dwelling unit per 2.5 acres (1,662 dwelling units) and commercial at a 0.15 
floor area ratio (1,170,000 square feet).  The development will be clustered onto 1,662 acres, 
approximately 40% of the subject property.  The remaining land, 2,494 acres or 60% of the 
property, will be for conservation that is restored as phased development occurs. 
 
Current Future Land Use Category – DR/GR and Wetlands: 
The subject property’s uplands are currently within the DR/GR Future Land Use Category.  The 
subject property was identified in the Open Lands and Rural future land use categories on the 
original Future Land Use Map adopted in 1984.  At the time, both categories allowed for a 
maximum density of 1 dwelling unit per acre.  In 1990, in response to concerns regarding 
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growth rate, dwelling unit capacity, groundwater recharge, and future water supply within the 
County the DR/GR future land use category was created. This category allows a residential 
density of one dwelling unit per ten acres, and certain other uses including agriculture and 
resource extraction. The subject property was designated DR/GR upon adoption of the 1990 
amendment.  The DR/GR future land use category is described in Policy 1.4.5 provided, in part, 
below: 

   
POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) land use category 

includes upland areas that provide substantial recharge to aquifers most suitable for future 

wellfield development. These areas also are the most favorable locations for physical 

withdrawal of water from those aquifers. Only minimal public facilities exist or are 

programmed. 

 

The underlying objective for creating the DR/GR future land use category was to protect the 
County’s shallow aquifers and, as part of a Stipulated Settlement Agreement between Lee 
County and the Florida Department of Community Affairs (DCA), to reduce the carrying capacity 
of the Future Land Use Map in the Lee Plan.  The carrying capacity of the Future Land Use Map 
is the population that could be accommodated using the assigned densities when the county is 
“built out.”  To achieve the reduction required by the Stipulated Settlement Agreement, the 
density was changed to one unit per 10 acres for properties designated DR/GR.  Also, a 
requirement was added that new land uses “must demonstrate compatibility with maintaining 
surface and groundwater levels at their historic levels.” 

The wetlands on the subject property are within the Wetlands future land use category which is 
described in the Lee Plan as follows: 

 
OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that 

are identified as Wetlands in accordance with F.S. 373.019(17) through the use of the unified 

state delineation methodology described in FAC Chapter 17-340, as ratified and amended in 

F.S. 373.4211. (Amended by Ordinance No. 94-30) 

 

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses 

and recreational uses that will not adversely affect the ecological functions of wetlands. All 

development in Wetlands must be consistent with Goal 114 of this plan. The maximum 

density is one dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided in 

Table 1(a) and Chapter XIII of this plan. (Amended by Ordinance No. 94-30) 

 
The current density and zoning provisions would allow for the property to be subdivided into 10 
acre tracts in the DR/GR future land use category and 20 acre tracts in the Wetlands future land 
use category.  Under this scenario there would no requirements for: restoration of 
environmentally sensitive land, as discussed in Objective 34.1; preservation of large areas of 
open space, as discussed in Policies 34.1.2 and 35.1.1; protection of wildlife habitat and 
resources or native vegetation, as discussed in Objective 34.3 and Policy 34.4.3; and, a mixture 
of unit types, as discussed in Policy 35.2.1.   
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Proposed Future Land Use Category – New Community: 
The New Community future land use category was originally included in the Lee Plan to 
accommodate the clustered, mixed use Gateway community.  At that time, the category was 
established with a maximum density of 6 units per acre.   
 
The applicant is proposing text amendments to Objective 1.6 and Policy 1.6.1 which describe 
the New Community future land use category as shown below: 
 

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas 

which are suitable for the development of large-scale multi-use communities developed 

pursuant to an overall master Pplanned Development. This category is also considered a 

Future Urban Area. 

 

POLICY 1.6.1: New Community areas are lands that are capable of being planned and 

developed as a cohesive unit in order to better achieve conservation of important 

environmental resources and to initiate area-wide surface water management. New 

Community land must be located such that the area is capable of being developed with a 

balance of residential and nonresidential uses and that major impacts of the development 

are internalized and/or alleviated by infrastructure that is existing or will be funded 

privately. New Community areas will be developed as freestanding economic units and 

will not impose negative fiscal impacts on the county (other than those associated with 

the delay in placing property improvements on the tax rolls).  

 

New Communities will not exceed a residential density of one unit per 2.5 gross acres (1 

du/2.5 acres), except within the Gateway/Airport Planning Community, where residential 

densities of up to six dwelling units per gross acre may be permitted. Development within 

the New Community future land use category and must have at least the following 

characteristics: 

 

1. The land will be developed under a well-conceived overall master plan Planned 

Development;  

2. The land can be served with all necessary facilities and services at no expense to the 

county. Uniform Community Development Districts and special taxing districts may 

be utilized toward achieving this objective;  

3. Population, recreation, open space, educational, office, and research facilities are 

distributed in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitive 

areas; 

5. The land must be developed as a free-standing community offering a complete range 

of land uses (e.g. a full mix of housing types for a range of household incomes, 

industrial and office employment centers, and community facilities such as fire 

departments, schools, law enforcement offices, public recreational areas, health care 

facilities, and community commercial areas); 

6. Off-site impacts must be mitigated; and, 

7. On-site levels of service must meet the county-wide standards contained in this plan.; 
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8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate 

balance of land uses; and 

9. The land must be developed consistent with Goal 35 if located within the North Olga 

Community Planning Area identified on Lee Plan Map 1, Page 2.  

 
The proposed text amendments provide a maximum density of 1 unit per 2.5 acres of uplands 
for property outside the Gateway/Airport Planning Community; establish a minimum size 
requirement for property to be designated New Community; and, provide a cross reference to 
development parameters for property designated New Community within the North Olga 
Community Planning area. 
 
The proposed amendments to Objective 1.6 and Policy 1.6.1 provide assurance that 
development within the New Community future land use category will be consistent with 
Goals 34 and 35 for Northeast Lee County and North Olga.   
 
Consistency with the Northeast Lee County and North Olga Lee Plan Goals: 
The subject property is located within the Northeast Lee County and the North Olga Community 
Planning areas.  Policies for these areas are provided in Goal 34: Northeast Lee County Planning 
Community, and Goal 35: North Olga Community.   
 

 
 
 

Figure 2: Community Planning Areas  
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There are several policies within these Goals regarding the desired character of residential and 
commercial development, anticipation of future growth, and protection of natural resources.  
Consistency with Objectives and Policies of these Goals is discussed in more detail below: 
 
Objective 34.1: Agriculture and Rural Character & Policy 34.1.2 encourage preservation of open 
space and rural character through development characteristics such as clustered development 
and protection of wooded areas, open space, and river fronts in a way that promotes 
compatibility to adjacent residential and agricultural areas.  Policy 1.6.1 requires land to be 
developed with an overall planned development, in a manner that protects environmentally 
sensitive areas and mitigates off-site impacts.  As such, the revisions to the New Community 
future land use category are internally consistent with Objective 34.1 and Policy 34.1.2. 
 
Objective 34.3: Natural Resources & Policy 34.4.3 provide that to enhance, preserve and 
protect the physical integrity, ecological standards, and rural character of Northeast Lee 
County, the focus should be on water basins, native vegetation, wildlife habitat, and long term 
conservation and that connections of wildlife habitats should be proactively planned.  Policy 
1.6.1 states that New Community areas must be “developed as a cohesive unit in order to 
better achieve conservation of important environmental resources and to initiate area wide 
surface water management” which is consistent with Objective 34.3 and Policy 34.4.3. 
 
Policies 35.1.1 and 35.2.1 within the North Olga Goal are similar to the Objectives and Polices 
provided above, but also promote clustered developments to maintain large contiguous tracts 
of open space and zoning that allows a mix of unit types and flexible lot sizes to promote 
affordability and “diversity of choice within the community.”  Development within the New 
Community must offer a complete range of land uses per Policy 1.6.1 which lists “a full mix of 
housing types for a range of household incomes” as an example.  The density of one unit per 
ten acres allowed in the DR/GR future land use category does not promote affordability or 
choice of unit types.   
 
As provided in the existing and proposed language of Objective 1.6 and Policy 1.6.1, a 
development pattern will be required that provides area wide surface water management, 
conserves important environmental resources and provides a mix of housing types consistent 
with Objectives 34.1 and 34.3 and Policies 34.1.2 and 34.4.3 of the Northeast Lee County 
Planning Community and Policies 35.1.1 and 35.2.1 of the North Olga Community Planning 
area.   
 
Amendments to the North Olga Goal: 
The amendments to Goal 35, the North Olga Community Goal, include minor amendments to 
Objective 35.3 and the addition of a new Objective, Objective 35.11: New Community.  This 
new objective provides additional requirements for development within the New Community 
future land use category specific to the North Olga Community Planning area.  These 
amendments provide assurances, in addition to those that are already part of the New 
Community future land use category (Objective 1.6 and Policy 1.6.1), that the development is 
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consistent with the environmental, water quality, and community character goals of Lee 
County, North Olga and Northeast Lee County.  Objective 35.11, as proposed by the applicant is 
provided below: 
 

OBJECTIVE 35.11:  NEW COMMUNITY. Land designated as New Community on the 

Future Land Use Map within the North Olga Community will be developed as a unified 

Planned Development in order to achieve conservation and enhancement of important 

environmental resources; initiate areawide surface water management; prevent sprawling 

land use patterns; create critical hydrological and wildlife corridors and connections; and 

protect rural character of the surrounding community.  

 

POLICY 35.11.1: Residential densities for land within the New Community future land 

use category may be permitted up to a maximum of 1 du/2.5 acres. 

 

POLICY 35.11.2: Non-residential intensities for lands within the New Community 

future land use category will be limited to a maximum permitted Floor Area Ratio (FAR) 

of 0.15. The FAR will be based upon the gross acreage dedicated to non-residential uses 

within the overall Planned Development boundary, including all uplands, wetlands, open 

space, rights-of-way, recreation areas, and/or lake. 

 

POLICY 35.11.3: Prior to development, a Planned Development rezoning must be 

approved, and include conditions and requirements that demonstrate the following: 

 

Proposed Objective 35.11 and the subsequent policies require that development within the 
New Community future land use category and the North Olga Community Planning Area not 
exceed a maximum density of 1 dwelling unit per 2.5 acres and non-residential intensity of 0.15 
floor area ratio (FAR).  The proposed density is in keeping with the future non-urban areas of 
Lee County by being less than one dwelling unit an acre and the FAR would only allow 
commercial development that is less intense than typical suburban development within Lee 
County, all of which would have to be approved through a planned development. 
 
Policy 35.11.3, as proposed by the applicant, is divided into four sections: a. Environmental 
Enhancements; b. Water Quality and Hydrological Enhancements; c. Infrastructure 
Enhancements; and, d. Community Character.  An analysis of each section is provided in detail 
in the following discussion. 
 
Environmental Analysis: 
The provisions of Policy 35.11.3.a, as proposed below, will assure future development will: have 
large areas of connected open space that provides habitat and connectivity to public and 
private conservation areas for listed species; provide environmental education program for 
homeowners, businesses and visitors; and, preserve and maintain wetlands and flowways.   
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a.  Environmental Enhancements.  

 

1. A minimum of 60 percent open space, inclusive of onsite preserve, to 

accommodate the following: 

 

i. Water quality enhancement areas, including but not limited to natural 

systems-based stormwater management facilities, filter marshes, and 

wetland buffers to reduce the rate of run-off and associated nutrient loads;   

ii. Existing regional flowways; 

iii. Preservation of 90% of the onsite wetlands;   

iv. Critical wildlife connection(s) to adjacent conservation areas through on-

site preserve areas;  

v. Roadway setbacks and perimeter buffers; and 

vi. Passive recreational and civic areas that comply with the definition of 

open space, as set forth in the Land Development Code. 

 

2. Open space areas must be platted in separate tracts, outside of privately owned 

lots, and dedicated to an appropriate maintenance entity. A Community 

Development District (CDD), Independent Special District (ISD), or a master 

property owners association must be created to accept responsibility for 

perpetually maintaining the open space areas identified in the Planned 

Development. 

 

3. Record a conservation easement for a minimum of 50 percent of the Planned 

Development benefiting a public agency acceptable to Lee County, or Lee County 

itself, and dedicated to an appropriate maintenance entity. Land subject to 

conservation easement(s) can be used for on-site mitigation and will be recorded 

as development orders are issued. The timing of conservation easement(s) and 

restoration may be phased so long as the area dedicated to conservation easement 

is equal to or greater than the area of land approved for development on a 

cumulative basis. 

 

4. Provide a protected species management plan to address human wildlife 

coexistence, including educational programs and development standards. 

 

5. Provide wildlife crossings on-site and to adjacent wildlife habitat areas. 

 

6. Provide recreational connections to adjacent public and private conservation and 

preserve land, subject to approval by the appropriate agencies, through the 

provision of publicly accessible trailheads and similar facilities within the 

development. 

 

7. Incorporate Florida friendly plantings with the low irrigation requirements in 

common areas. 
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8. A binding commitment as part of the Planned Development to implement an 

environmental education program for homeowners, businesses and visitors to 

describe the local ecology, including but not limited to wildlife, plant 

communities, and native habitats, in addition to the design standards, restoration 

projects, and management programs/plans, incorporated into the development to 

address environmental protection.  

 

9. Incorporate energy efficiency and other low impact development (LID) 

performance standards within the development.  

 

10. Minimize impacts to natural areas and native habitat by concentrating 

development primarily in areas previously impacted by agricultural uses and other 

development activities.  

 
The proposed environmental enhancements and habitat connectivity are critical for animal 
wildlife.  The 60 percent open space will add approximately 2,494 acres to the existing 
conservation and park areas in Northeast Lee County.  Once complete the Babcock preservation 
areas will represent more than 20 percent of the combined 10,892 acres of public and private 
open space within Northeast Lee County.  Conservation and park areas in the Northeast Lee 
County Planning Community include the following: 
 

 Bob Janes Preserve (5,620.4 acres, acquired for $41,583,620 in 2006),  
 Telegraph Creek Preserve (1,726.8 acres, acquired for $23,900,000 in 2009),  
 Persimmon Ridge Preserve (40 acres, $16,000 in 1961) 
 Daniels Preserve at Spanish Creek (243.2 acres, acquired for $3,891,040 in 2005),  
 Caloosahatchee Regional Park (768 acres, leased from State and maintained by County), 

and, 
 Babcock Ranch Open Space (2,494 acres, provided and maintained by Babcock Ranch).  

 
The proposed onsite preserve areas will provide a critical link between major wildlife habitat 
areas to the west and east of the Babcock Ranch property in a corridor that stretches from Lake 
Okeechobee to the Gulf of Mexico.  To the east, are lands within the State of Florida and Lee 
County conservation purchase, now known as the Babcock Ranch Preserve and Bob Janes 
Preserve.  To the west is the Babcock/Webb Wildlife Management Area and Charlotte Harbor 
State Buffer Preserve.   
 
The “Environmental Enhancements” are consistent with numerous provisions of the Lee Plan 
including Policies 34.4.3 (wildlife connections and habitats), 36.3.4 (wildlife crossings), 60.1.2 
(flowway restoration), 107.1.1 (leveraging other funding sources to protect upland and wetland 
habitats), and 107.2.10 (habitat protection adjacent to public preserves); Objectives 34.3 
(protect habitats in Northeast Lee County), 35.8 (provide long term conservation of wildlife 
resources in North Olga), 60.5 (incorporate green infrastructure into water management 
system), 66.4 (provide environmental education opportunities), 107.3 (maintain wildlife 
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diversity and distribution), and 107.4 (protect habitats of endangered and threatened species); 
and Goals 61 (protect water resources) and 107 (manage wetland and upland ecosystems). 
 
Natural Resources Analysis: 
The water quality and hydrological enhancements provisions of Policy 35.11.3.b. will assure 
that future development will: meet or exceed current state and federal water quality standards; 
protect existing groundwater levels and improve wetland hydroperiods; and, reduce 
stormwater discharge rates.   
 

b.  Water Quality & Hydrological Enhancements.  

 

1. The stormwater management system must demonstrate through design or other 

means that water leaving the development meets current state and federal water 

quality standards. Outfall monitoring will be required on a quarterly basis for a 

minimum of 5 years from the date of acceptance of construction of the water 

management system by the South Florida Water Management District. 

Monitoring may be eliminated after 5 years if the water quality standards are met. 

 

2. Demonstrate an additional 50% water quality treatment beyond the treatment 

required by the SFWMD for the on-site stormwater management basins.  

 

3. Protect existing groundwater levels and improve existing wetland hydroperiods in 

onsite preserve areas, as applicable by SFWMD permits.  

 

4. Provide a lake management plan that requires best management practices for the 

following:  

 

i. fertilizers and pesticides;  

ii. erosion control and bank stabilization; and  

iii. lake maintenance requirements and deep lake management for lakes 

exceeding 12 feet below lake surface (BLS). 

 

5. A site-specific ecological and hydrological plan, which includes at a minimum the 

following: preliminary excavation and grading plans, exotic removal and 

maintenance plan, supplemental planting plan, and success criteria for meeting 

established goals. 

 

6. A site-specific mitigation and enhancements to reduce discharge rates. 

 

7. Utilize reuse and surface water generated by the development to meet the 

irrigation demands of the recreation and development areas, to the extent such 

reuse is available.  

 

8. Demonstrate that the proposed Planned Development will not result in significant 

detrimental impacts on present or future water resources. 
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The proposed “Water Quality and Hydrological Enhancements” section is consistent with 
numerous provisions of the Lee Plan including Policies 34.3.2 (protect water quality and natural 
resources), 60.5.5 (coordinate surface water reviews), and 115.1.2 (protection of surface and 
groundwater resources); Objectives 60.3 (basin-wide level of service for water management 
systems), 60.5 (incorporate green infrastructure into water management system), and 115.1 
(meet or exceed state and federal water quality standards); and Goals 107 (manage wetland 
and upland ecosystems), 108 (manage estuarine ecosystems), and 115 (maintain or improve 
water quality). 
 
As required by Policy 2.4.2 the project has been reviewed to determine potential impacts to 
water resources.   
 

POLICY 2.4.2: All proposed changes to the Future Land Use Map in critical areas for future 

potable water supply (Lehigh Acres as described in Policy 54.1.9; and all land in the Density 

Reduction/ Groundwater Resource land use category) will be subject to a special review by 

the staff of Lee County. This review will analyze the proposed land uses to determine the 

short-term and long-term availability of irrigation and domestic water sources, and will 

assess whether the proposed land uses would cause any significant impact on present or 

future water resources. If the Board of County Commissioners wishes to approve any such 

changes to the Future Land Use Map, it must make a formal finding that no significant 

impacts on present or future water resources will result from the change. (Amended by 

Ordinance No. 92-47, 94-30, 00-22, 02-02, 14-10) 

 
The subject property is a disturbed site which was previously used for farming row crops and 
cattle grazing. Based on application materials, the applicant intends to utilize reclaimed water 
from onsite wastewater treatment plant for irrigation needs.  Additional irrigation water supply 
necessary will be provided from onsite lakes recharged with water from the Sandstone Aquifer 
only when there is a need for maintaining minimum water levels in the lakes. The applicant has 
indicated that recharging lakes would benefit the Surficial Aquifer and wetlands in the vicinity.  
 
The Lower West Coast Water Supply Plan (LWCWSP) and its subsequent updates encourage a 
number of water supply strategies to help conserve and sustain traditional groundwater 
supplies within Lee County. To meet the challenge of protecting water resources in fast growing 
regions, the LWCWSP promotes the implementation of alternative water supply sources such as 
the use of reclaimed water, seasonal surface water usage and water conservation measures to 
reduce overall demand. 

 
Since available reclaimed water for irrigation will be in short supply, the applicant satisfies the 
LWCWSP’s goals and objectives through providing irrigation demands through combined use of 
reclaimed, surface and groundwater supply sources as stated above.  The withdrawal and 
recycling of storm water is expected to reduce nutrient load discharge onto County’s MS4 
system.  During the periods of high demands or dry seasons, temporary and limited 
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augmentation of groundwater from the Sandstone Aquifer is anticipated to improve overall 
water quality within internal water management lakes.  
 
Residential irrigation systems will be metered individually. As part of the service agreement, the 
irrigation provider (Babcock Ranch Irrigation, LLC) will set the initial controls for each irrigation 
system to comply with the Lee County year-round water conservation ordinance.  Additionally, 
the service agreement will require that any modifications to the initial controls be authorized 
by Babcock Ranch Irrigation, LLC. All new customers will be required to install programmable 
irrigation control devices with rain sensors.  
 
Prior to installation of Sandstone Aquifer landscape irrigation wells on the project site in Lee 
County, a Sandstone Aquifer potentiometric head monitoring program will be implemented. 
The monitoring program will consist of monitoring water level at USGS well L-2216, located at 
the intersection of SR 31 and the Lee-Charlotte county line. This well has over 40 years of 
background data. The existing Sandstone Aquifer monitor well JE-812, located on the project 
site will also be equipped with a data logging pressure transducer. Water level data will be 
downloaded quarterly from JE-812 and compared to data from the L-2216, which will serve as a 
background reference well, to determine whether landscape irrigation withdrawals at the 
project site are adversely impacting Sandstone Aquifer water levels on neighboring properties. 
 
Lee County entered into a Settlement Agreement with Babcock Property Holdings, LLC, with 
regard to development of Babcock Ranch in Lee and Charlotte Counties.  As part of the 
agreement, “An Integrated Surface Water/Groundwater Modeling Analysis of Infiltration and 
Storm Water Runoff from the Babcock Ranch Community Development, Charlotte and Lee 
Counties, Florida (July 2012, Earthfx, Rawl, Mades)” was developed to address surface and 
groundwater issues surrounding the development.  The applicant is expected to meet terms 
and conditions of this agreement during the plan development process.   
 
A water quality monitoring report has been supplied to the County.  The applicant has obtained 
sufficient water quality data over the past few years to establish “background” levels.  
Additional testing will be required as part of the settlement agreement.  It is understood that 
development of the land could potentially change the water quality in the area.  As a result, 
during the plan development phase a new water quality monitoring plan must be submitted for 
review and approval by the Lee County Division of Natural Resources.  This monitoring plan will 
address the interior water management system along with outfalls to Lee County’s MS4 and/or 
waters of the State.  A water quality report shall be submitted annually.  The report must 
contain results, maintenance activities, and recommendations.  A mitigation plan must be 
included as a part of recommendations if negative impacts or trends are observed in water 
quality.  After a period of 5 years this water quality monitoring plan may be modified if agreed 
by the Lee County Division of Natural Resources. 
 
Based on the information provided, staff finds that no significant impacts on present or future 
water resources will result from the requested change.  Staff recommends that the Board of 
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County Commissioners make a formal finding that no significant impacts on present or future 
water resources will result from changing the Future Land Use Category, as required in Policy 
2.4.2. 
 

Infrastructure Analysis: 
The Infrastructure Enhancements provisions of Policy 35.11.3.c. will assure that the 
development will: utilize centralized water and sewer services; have adequate levels of public 
safety and education services; provide for civic and recreation areas; and accommodate multi-
use paths along adjacent roadways (SR 31 and SR 78).   
 

c. Infrastructure Enhancements. 

 

1. All development within the Planned Development must connect to centralized 

water and sewer services, with the exception of interim facilities used on a 

temporary basis during construction. 

 

2. Written verification as to adequate public services for the Planned Development, 

from the sheriff, EMS, fire district, and Lee County School District, or via 

interlocal agreements with adjacent jurisdictions and/or special districts. 

 

3. Civic space, recreational areas, and a variety of amenities distributed throughout 

the development for use by the general public, to be maintained by the property 

owners’ association or similar entity.  

 

4. Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway 

along the roadway frontages, where the Planned Development abuts SR 31 and 

CR 78. 

 

The “Infrastructure Enhancements” section is consistent with numerous provisions of the Lee 
Plan including Policies 2.2.1 (assure adequate infrastructure and public facilities), 5.1.7 
(providing adequate recreational facilities and open space for residential development), 34.4.1 
(protect scenic qualities of N. River Road and provide for multiple modes of transportation), 
34.4.2 (provide pedestrian pathways and greenways), 35.7.1 (provide for linkages to the 
Greenway Master Plan), 53.1.5 (connection to centralized water), 56.1.5 (connection to 
centralized sewer), 56.2.1 (cease use of septic systems and package plants), 77.3.6 (public and 
private coordination for Greenways), and 158.3.5 (provide adequate recreational 
opportunities); Objective 87.2 (coordinate recreational opportunities); and Goals 11 (water and 
sewer standards), 53 (potable water service), 55 (assure water infrastructure and capacity), and 
56 (provision of sewer service). 

  
The following is a summary of the infrastructure and services available to the subject property. 
 
FIRE PROTECTION SERVICE:  The Bayshore Fire and Rescue will provide fire and rescue services.  
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LAW ENFORCEMENT:  Lee County Sheriff’s Office will provide core services to the area. 
 
EMS:  Lee County Emergency Medical Services will be addressed at the time of zoning.  
 
SCHOOL DISTRICT:  The School District of Lee County has capacity for the elementary school 
within the Concurrency Service Area (CSA). For middle and high schools, the development will 
create a deficit for the CSA; however, there are sufficient seats available to serve the need 
within the contiguous CSA.  In addition, as part of the Babcock Ranch Community DRI, a charter 
school was approved that will serve students in Lee and Charlotte Counties. 
 
WATER AND SEWER:  Service will be provided by MSKP Town and Country Utility, LLC, Florida 
and Babcock Ranch Irrigation, LLC. 
  
MASS TRANSIT:  Lee County Transit does not serve the subject property.  
     
SOLID WASTE:  Lee County Solid Waste Division has adequate capacity to provide solid waste 
collection service for the subject property through Lee County’s franchised hauling contractor.  
 
TRANSPORTATION:  The subject property has primary access to SR 31. 
 
The applicant and staff met and agreed on a traffic methodology that evaluates future traffic 
well beyond the typical three mile radius study area for a CPA application. Due to the size and 
complexity of the project, the study area is expanded to include segments where the traffic 
potentially could meet the significance threshold defined in AC-13-16. The methodology 
includes traffic analysis of short range and long range. The traffic analysis is based on 
development parameters of 1.2 million square feet of retail/office, 1,500 motel rooms, 1,630 
residential units and a 42 field baseball complex. The same development parameters are 
utilized in the companion zoning application DCI2016-00022 transportation analysis.  

 
The short (5+ year) and long range (year 2040) analysis are both based on the Florida Standard 
Urban Transportation Modeling System (FSUTMS) model utilized in development of the MPO 
2040 LRTP Need Plan and Cost Feasible Plan. The Needs Plan represents project LOS 
deficiencies. The Cost Feasible Plan represents the projects that can be completed with 
projected revenues. The FSUTMS model is developed and maintained by the Florida 
Department of Transportation District One. The analysis made revisions to include the Charlotte 
County Babcock Ranch Community (BRC) Development of Regional Impact (DRI), and the 
proposed CPA in Lee County. The Charlotte County BRC DRI is already approved, with traffic 
impacts determined with each increment of DRI development. Consistent with state law for 
evaluation of this application, approved development, including Charlotte County BRC DRI, is 
considered as part of the traffic without the project.  

 
The 2040 analysis without the project identified possible future transportation deficiencies on 

these road segments: 
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Roadway From To Comment 

Broadway SR 80 North River Rd 4 lanes with Charlotte County BRC DRI 

SR 31 

SR 80 SR 78 4 lanes on MPO 2040 Needs Plan 

SR 78 
Charlotte 

County line 

4 lanes on MPO 2040 Needs Plan, 6 lanes with 

Charlotte County BRC DRI 

SR 78 

(Bayshore Rd) 

Business 41 Hart Rd 
6 lanes on MPO 2040 Needs Plan, 8 lanes with 

Charlotte County BRC DRI 

Hart Rd I-75 6 lanes on MPO 2040 Needs Plan 

I-75 SR 31 4 lanes with Charlotte County BRC DRI 

SR 80 (Palm 

Beach Blvd) 

V.S. Shoemaker 

Blvd 
Ortiz Avenue 6 lanes with Charlotte County BRC DRI 

 
All but one of the possible future deficient segments listed above are on the State Highway 
System. Florida Department of Transportation representatives were included in the 
transportation methodology meeting. The determination of transportation mitigation and, if 
applicable, proportionate share for a Lee County project does not occur with a CPA. Instead 
transportation mitigation occurs consistent with AC-13-16, and typically at the time of local 
development order. The Charlotte County DRI is responsible for mitigation of traffic impacts 
with each increment consistent with the project DRI Development Orders and state statute. 
Increment One of the Charlotte County BRC DRI has been approved. The Charlotte BRC DRI DO 
has identified proportionate share contributions on SR 31 from SR 78 to North River Road for 
Increment One. FDOT is conducting a Preliminary Development & Environmental Study for SR 
31. A revision to the Charlotte County BRC DRI Increment One is under review by Charlotte 
County. 
 
The methodology agreement included using the same traffic analysis for the short range (5 
year/phase 1) scenario for both the CPA2016-000013 and DCI2016-00022 applications. The 
Phase 1 development parameters are 600 motel rooms and a 42 field baseball complex. The 5 
year analysis identifies a need for four lanes on SR 31 with the project from SR 78 to the Lee 
County project entrance, and on SR 78 (Bayshore Road) from I-75 to Nalle Road. DCI2016-00022 
substantive traffic analysis comments will be provided when the zoning application is found 
sufficient for review.  
 
Staff has reviewed CPA2016-00013 and agrees with the results of the traffic analysis dated 
December 5, 2016 and amended pages dated January 30, 2017 that CPA2016-00013 does not 
create additional transportation deficiencies beyond those identified in the traffic analysis 
without CPA2016-00013, or those that are already identified in the Lee County Metropolitan 
Planning Organization (MPO) 2040 Long Range Transportation Plan (LRTP). 
 

Compatibility Analysis: 
The community character provisions of requested Policy 35.11.3.d. will assure that the 
development will: provide a transition to lower densities adjacent to public conservation lands; 
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provided enhanced roadway buffers to preserve scenic views; and, prohibit access on North 
River Road to preserve rural character. 
 

d.  Community Character. 

 

1. Transition to lower densities and intensities where adjacent to off-site 

conservation lands. 

 

2. Enhanced buffers and setbacks along external roadways to preserve rural vistas 

and viewsheds that are at least 50% wider than the Land Development Code 

requirements. 

 

3. Locate access points onto adjacent arterial roadways to minimize impact to the 

surrounding rural community. 

 
The proposed “Community Character” section is consistent with numerous provisions of the 
Lee Plan including the Visions for Northeast Lee County and North Olga; Policies 34.4.1  
(preserve rural character of North River Road) and 34.5.3 (maintain and enhance rural 
character of Northeast Lee County); Objectives 34.1 (preserve open space and rural character), 
35.1 (protect rural character and aesthetic appearance), and 35.2 (preserve views of wooded 
areas and open spaces); and Goals 34 (maintain rural character of Northeast Lee County) and 
35 (maintain rural character of North Olga). 
 
Objective 35.11 and subsequent policies, as requested by the applicant, outline requirements 
for development within the New Community future land use category in the North Olga 
Community Planning area.  Staff finds the proposed Objective 35.11 and subsequent policies is 
consistent with the environmental, water quality, and community character goals of Lee 
County, North Olga and Northeast Lee County.   
 

PART 6 
CONCLUSION 

 
The proposed re-designation of the 4,157-acre subject property from the DR/GR and Wetlands 
future land use categories to the New Community and Wetlands future land use categories will 
allow for clustered development which includes both residential and commercial uses.  While 
the amendment will remove the subject property from the DR/GR land use category, future 
development, based on existing and proposed Lee Plan language, will be required to preserve 
and maintain approximately 2,494 acres within Northeast Lee County. 
 
Future development meeting the requirements of the proposed map and text amendments will 
further the goals of the Lee Plan, North Olga and Northeast Lee County by: 
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 Providing for environmental protection and an area or basin wide surface water 
management system; 

 Providing for well-planned, free-standing communities with a full range of land uses, 
housing types, civic spaces, employment and services; 

 Connecting to publicly-owned conservation lands that serve as the backbone for wildlife 
movement within Northeast Lee County and the region as a whole; 

 Preserving and enhancing existing natural flowways to achieve improved water quality 
and water storage; 

 Designing the surface water management system in a manner that enhances the 
potential groundwater recharge in the area; 

 Restoring  natural habitats and wetlands; 

 Requiring future development to minimize impacts to the land; and, 

 Maintaining rural character of North Olga and Northeast Lee County. 
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PART 7 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: April 24, 2017 
 
LOCAL PLANNING AGENCY REVIEW: 
The applicant and their representatives gave a detailed presentation for the proposed Map and 
Text amendments which covered consistency with the Lee Plan and surrounding uses, 
hydrology, surface water management, wildlife movement, and transportation.  The applicant’s 
presentation also detailed characteristics of the subject property land that are not consistent 
with the DR/GR future land use category such as not being suitable for well field development 
and low aquifer recharge capabilities. 
 
During the applicants presentation members of the LPA asked questions about management of 
conservation areas, human/wildlife interaction, and an east-west connection between SR 31 
and Interstate 75.   
 
Staff gave a brief presentation including a project overview and staff findings with a 
recommendation that the proposed amendments be transmitted to the state for review.   
 
Seven members of the public addressed the LPA concerning the proposed amendments.  Four 
members believed the amendments should be reevaluated due to Lee County no longer 
considering the Perfect Game, two members supported the proposed amendment, and one 
member of the public said the amendment should not be transmitted because they believed it 
was not consistent with the areas rural character.  The applicant and staff noted the concern 
about the amendments being premature is due to not having details typically addressed during 
the zoning process.  
 
LOCAL PLANNING AGENCY RECOMMENDATION: 
A motion was made to recommend that the Board of County Commissioners transmit 
CPA2016-00013 as recommended by staff. The motion was passed 5 to 1. 

 
VOTE:  

NOEL ANDRESS AYE 

DENNIS CHURCH AYE 

JIM GREEN NAY 

CHRISTINE SMALE AYE 

STAN STOUDER AYE 

GARY TASMAN AYE 

JUSTIN THIBAUT ABSENT 
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PART 8 
BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 
 

DATE OF TRANSMITTAL HEARING: June 7, 2017 

 

BOARD REVIEW:  

The applicant and their representatives gave a detailed presentation for the proposed Map and 
Text amendments which covered the Babcock Vision, existing Babcock development within 
Charlotte County, surrounding uses, consistency with the Lee Plan, wildlife movement, 
transportation and community outreach.  The applicant’s presentation also detailed 
characteristics of the subject property land that are not consistent with the DR/GR future land 
use category such as not being suitable for well field development and low aquifer recharge 
capabilities. 
 
Staff gave a brief presentation outlining the findings and conclusions for the proposed 
amendments.  The presentation included staff and LPA recommendations to transmit CPA2016-
13.   
 
Four members of the public addressed the BoCC concerning the proposed amendments.  Two 
members did not support transmittal because they believed the amendments were premature 
and were not consistent with the areas rural character of the area.  Two members of the public 
supported the proposed amendments. 
 

BOARD ACTION AND FINDINGS OF FACT SUMMARY:   

A motion was made that the Board of County Commissioners transmit the proposed 
amendments as recommended by staff and the LPA. The motion was called and passed 3-1. 
 

VOTE: 

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN NAY 

JOHN MANNING AYE 

CECIL L. PENDERGRASS ABSENT 
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PART 9 
STATE REVIEWING AGENCIES’  

OBJECTIONS, RECOMMENDATIONS, AND COMMENTS 
 

A. The amendment was submitted to the State Reviewing Agencies under the State 
Coordinated Review process.  Therefore Lee County received a single Objections, 
Recommendation, and Comments Report from the Florida Department of Economic 
Opportunity, which was due to Lee County by August 15, 2017. 

 

 OBJECTIONS, RECOMMENDATIONS AND COMMENTS (ORC) REPORT: 

There were two objections and one comment included in the attached ORC report dated 
August 15, 2017.  The Objections and Comments along with responses from the applicant 
and Lee County are summarized below. 
 

Objection 1 (New Community Land Use Intensity and Mix of Use): The DEO was concerned 
that proposed amendments do not “establish a meaningful and predictable standard (e.g., 
percent distribution of mix among residential and nonresidential land uses) that defines the 
quantitative distribution of the mix of land uses in order to ensure that development within 
the New Community future land use category achieves and is consistent with the intended 
purposes stated in proposed Objective 1.6 and Policy 1.6.1.”     
 
Response 1:  To address the concerns of the DEO, Lee County staff and the applicant 
worked together to revised the proposed language in order to provide a meaningful and 
predictable standard for the intensity of non-residential land uses.  The finalized version of 
the revised text was provided by the applicant on January 16, 2018.  The finalized language 
has been previously reviewed by the Florida DEO.   
 
The complete strikethrough and underline version of the recommended amendments are 
provided in attachment 1.  The proposed changes to the text amendments which address 
the concerns of the DEO are provided in double-underline text below: 

 
POLICY 1.6.1: New Community areas are lands that are capable of being planned and 

developed as a cohesive unit in order to better achieve conservation of important environmental 

resources and to initiate areawide surface water management. New Community land must be 

located such that the area is capable of being developed with a balance of residential and 

nonresidential uses and that major impacts of the development are internalized and/or alleviated 

by infrastructure that is existing or will be funded privately. New Community areas will be 

developed as freestanding economic units and will not impose negative fiscal impacts on the 

county (other than those associated with the delay in placing property improvements on the tax 

rolls).  

 

New Communities will not exceed a residential density of one unit per 2.5 gross acres (1 du/2.5 

acres), except within the Gateway/Airport Planning Community, where residential densities of up 
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to six dwelling units per gross acre may be permitted. Development within the New Community 

future land use category and must have at least the following characteristics: 

 

1. The land will be developed under a well-conceived overall master plan Planned 

Development;  

2. The land can be served with all necessary facilities and services at no expense to the county. 

Uniform Community Development Districts and special taxing districts may be utilized 

toward achieving this objective;  

3. Population, recreation, open space, educational, office, and research facilities are distributed 

in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitive areas; 

5. The land must be developed as a free-standing community offering a complete range of land 

uses (e.g. a full mix of housing types for a range of household incomes, industrial and office 

employment centers, and community facilities such as fire departments, schools, law 

enforcement offices, public recreational areas, health care facilities, and community 

commercial areas).  The mix of land uses will be evaluated through buildout of the New 

Community to ensure developments include both residential and non-residential uses
1
; 

6. Off-site impacts must be mitigated; and, 

7. On-site levels of service must meet the county-wide standards contained in this plan.; 

8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate balance of land 

uses; and 

9. The land must be developed consistent with Goal 35 if located within the North Olga 

Community Planning Area identified on Lee Plan Map 1, Page 2.  

 
****************************************************************************** 

POLICY 35.11.1: Residential densities for land within the New Community future land use category 

may be permitted up to a maximum of 1 du/2.5 acres. In no case shall the unit count in the New 

Community future land use category in North Olga exceed 1,630 dwelling units. 

 

POLICY 35.11.2: Non-residential intensities for lands within the New Community future land 

use category will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. The FAR 

will be based upon the gross acreage dedicated to non-residential uses within the overall 

Planned Development boundary, including all uplands, wetlands, open space, rights-of-way, 

recreation areas, and/or lake.  In no case shall the total commercial square footage in the New 

Community future land use category in North Olga exceed 1,170,000 square feet, in addition to 

600 hotel rooms. 

 
Objection 2 (Transportation): The Florida departments of Transportation and Economic 
Opportunities are concerned that the proposed amendment (1) does not analyze the 
projected future roadway operating conditions and roadway facilities that are needed to 
meet the roadway level of service standards based on the maximum development potential 
of the subject amendment property and background growth; and (2) does not address the 
long-range roadway network shown on the adopted future transportation map (map series) 
of the Lee Plan, and does not identify any amendments that are needed to the adopted 

                                                           
1
 Planned developments in the New Community future land use category in the North Olga Community Planning 

Area must have a minimum of 50,000 square feet of non-residential floor area under construction prior to 

construction of the 1,000
th

 residential dwelling unit. 
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future transportation map (map series) in order to meet the long-range level of service 
standards.  

 

Response 2: To address the concerns of the state reviewing agencies, the applicant provided 
a Supplemental Traffic Study on January 16, 2018 which was prepared by David Plummer 
and Associates. Inc. The supplemental study had been previously shared with FDOT in 
December 2017 and is attached to this staff report. 

 

Comment 3: (Water Supply, Potable Water and Sanitary Sewer Facilities): The Florida DEO 
commented that the amendment data and analysis should be revised with additional 
quantitative information that address the supply and demand of potable water and sanitary 
sewer services. 

 
Response 3:  A response was provided by the applicant on October 19, 2017 which includes 
additional data and analysis as requested by the Florida DEO.  The response and additional 
data and analysis are attached. 
 

B. STAFF RECOMMENDATION 

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

 



ATTACHMENT 1 
 
 

 Text Amendments 

 Table 1(a): Summary of Residential Densities 

 Table 1(b): Year 2030 Allocations 

 Map 1, Page 1: Future Land Use Map (Existing) 

 Map 1, Page 1: Future Land Use Map (Proposed) 

 Map 4: Private Recreational Facilities Overlay 
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ATTACHMENT 1 CPA2016-13 

 

Text Amendments: 

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas which are 

suitable for the development of large-scale multi-use communities developed pursuant to an overall 

master Pplanned Development. This category is also considered a Future Urban Area. 

 

POLICY 1.6.1: New Community areas are lands that are capable of being planned and developed as a 

cohesive unit in order to better achieve conservation of important environmental resources and to initiate 

areawide surface water management. New Community land must be located such that the area is capable 

of being developed with a balance of residential and nonresidential uses and that major impacts of the 

development are internalized and/or alleviated by infrastructure that is existing or will be funded 

privately. New Community areas will be developed as freestanding economic units and will not impose 

negative fiscal impacts on the county (other than those associated with the delay in placing property 

improvements on the tax rolls).  

 

New Communities will not exceed a residential density of one unit per 2.5 gross acres (1 du/2.5 acres), 

except within the Gateway/Airport Planning Community, where residential densities of up to six dwelling 

units per gross acre may be permitted. Development within the New Community future land use category 

and must have at least the following characteristics: 

 

1. The land will be developed under a well-conceived overall master plan Planned Development;  

2. The land can be served with all necessary facilities and services at no expense to the county. 

Uniform Community Development Districts and special taxing districts may be utilized 

toward achieving this objective;  

3. Population, recreation, open space, educational, office, and research facilities are distributed 

in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitive areas; 

5. The land must be developed as a free-standing community offering a complete range of land 

uses (e.g. a full mix of housing types for a range of household incomes, industrial and office 

employment centers, and community facilities such as fire departments, schools, law enforcement 

offices, public recreational areas, health care facilities, and community commercial areas).  The 

mix of land uses will be evaluated through buildout of the New Community to ensure 

developments include both residential and non-residential uses
1
; 

6. Off-site impacts must be mitigated; and, 

7. On-site levels of service must meet the county-wide standards contained in this plan.; 

8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate balance of land 

uses; and 

9. The land must be developed consistent with Goal 35 if located within the North Olga Community 

Planning Area identified on Lee Plan Map 1, Page 2.  

 

************************************************************************************ 

 

                                                           
1
 Planned developments in the New Community future land use category in the North Olga Community Planning 

Area must have a minimum of 50,000 square feet of non-residential floor area under construction prior to 

construction of the 1,000
th

 residential dwelling unit. 
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GOAL 35: NORTH OLGA COMMUNITY. To promote and support North Olga’s unique rural 

character, heritage, economy, and quality of life, and natural resources by establishing a participatory 

community planning efforts to guide North Olga’s future. For the purpose of this Goal, the North Olga 

Community boundaries are defined by Map 1, Page 2 of 8 of the Lee Plan. 

 

************************************************************************************ 

 

OBJECTIVE 35.3: COMMERCIAL LAND USES. Existing and future county regulations, 

land use interpretations, policies, zoning approvals, and administrative actions should promote the 

rural character within the North Olga community boundaries and allow for non-residential land 

uses that serve and support the rural community, including uses permitted by Objective 35.11. 

County regulations will support a unified and attractive rural-oriented design theme in terms of 

landscaping architecture, lighting and signage.  

 

************************************************************************************ 

 

POLICY 35.3.4: Opportunities for non-residential and mixed-use development that are 

compatible with the rural and agricultural character of the community may be permitted 

through the Planned Development rezoning process within the New Community future 

land use category in accordance with Objective 35.11.2. 

 

OBJECTIVE 35.4: ECONOMIC DEVELOPMENT. Encourage future economic development 

opportunities in the North Olga Community including, but not limited to those industries that 

identify and promote the rural and agricultural-based quality of life for the residents and 

surrounding communities, retain and expand eco-tourism, agri-tourism, and where projects 

demonstrate a clustered and well-planned development footprint, and protection of natural 

resources and the rural character of the surrounding community. 

 

************************************************************************************ 

 

OBJECTIVE 35.11:  NEW COMMUNITY. Land designated as New Community on the 

Future Land Use Map within the North Olga Community will be developed as a unified Planned 

Development in order to achieve conservation and enhancement of important environmental 

resources; initiate areawide surface water management; prevent sprawling land use patterns; 

create critical hydrological and wildlife corridors and connections; and protect rural character of 

the surrounding community.  

 

POLICY 35.11.1: Residential densities for land within the New Community future land use 

category may be permitted up to a maximum of 1 du/2.5 acres. In no case shall the unit count 

in the New Community future land use category in North Olga exceed 1,630 dwelling units. 

 

POLICY 35.11.2: Non-residential intensities for lands within the New Community future 

land use category will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. 

The FAR will be based upon the gross acreage dedicated to non-residential uses within the 

overall Planned Development boundary, including all uplands, wetlands, open space, rights-

of-way, recreation areas, and/or lake.  In no case shall the total commercial square footage 

in the New Community future land use category in North Olga exceed 1,170,000 square 

feet, in addition to 600 hotel rooms. 
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POLICY 35.11.3: Prior to development, a Planned Development rezoning must be approved, 

and include conditions and requirements that demonstrate the following: 

 

a. Environmental Enhancements.  

 

1. A minimum of 60 percent open space, inclusive of onsite preserve, to 

accommodate the following: 

 

i. Water quality enhancement areas, including but not limited to natural 

systems-based stormwater management facilities, filter marshes, and 

wetland buffers to reduce the rate of run-off and associated nutrient 

loads;   

ii. Existing regional flowways; 

iii. Preservation of 90% of the onsite wetlands;   

iv. Critical wildlife connection(s) to adjacent conservation areas through on-

site preserve areas;  

v. Roadway setbacks and perimeter buffers; and 

vi. Passive recreational and civic areas that comply with the definition of 

open space, as set forth in the Land Development Code. 

 

2. Open space areas must be platted in separate tracts, outside of privately owned 

lots, and dedicated to an appropriate maintenance entity. A Community 

Development District (CDD), Independent Special District (ISD), or a master 

property owners association must be created to accept responsibility for 

perpetually maintaining the open space areas identified in the Planned 

Development. 

 

3. Record a conservation easement for a minimum of 50 percent of the Planned 

Development benefiting a public agency acceptable to Lee County, or Lee 

County itself, and dedicated to an appropriate maintenance entity. Land subject 

to conservation easement(s) can be used for on-site mitigation and will be 

recorded as development orders are issued. The timing of conservation 

easement(s) and restoration may be phased so long as the area dedicated to 

conservation easement is equal to or greater than the area of land approved for 

development on a cumulative basis. 

 

4. Provide a protected species management plan to address human wildlife 

coexistence, including educational programs and development standards. 

 

5. Provide wildlife crossings on-site and to adjacent wildlife habitat areas. 

 

6. Provide recreational connections to adjacent public and private conservation and 

preserve land, subject to approval by the appropriate agencies, through the 

provision of publicly accessible trailheads and similar facilities within the 

development. 

 

7. Incorporate Florida friendly plantings with the low irrigation requirements in 

common areas. 
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8. A binding commitment as part of the Planned Development to implement an 

environmental education program for homeowners, businesses and visitors to 

describe the local ecology, including but not limited to wildlife, plant 

communities, and native habitats, in addition to the design standards, restoration 

projects, and management programs/plans, incorporated into the development to 

address environmental protection.  

 

9. Incorporate energy efficiency and other low impact development (LID) 

performance standards within the development.  

 

10. Minimize impacts to natural areas and native habitat by concentrating 

development primarily in areas previously impacted by agricultural uses and 

other development activities.  

 

b. Water Quality & Hydrological Enhancements.  

 

1. The stormwater management system must demonstrate through design or other 

means that water leaving the development meets current state and federal water 

quality standards. Outfall monitoring will be required on a quarterly basis for a 

minimum of 5 years from the date of acceptance of construction of the water 

management system by the South Florida Water Management District. 

Monitoring may be eliminated after 5 years if the water quality standards are met. 

 

2. Demonstrate an additional 50% water quality treatment beyond the treatment 

required by the SFWMD for the on-site stormwater management basins.  

 

3. Protect existing groundwater levels and improve existing wetland hydroperiods 

in onsite preserve areas, as applicable by SFWMD permits.  

 

4. Provide a lake management plan that requires best management practices for the 

following:  

 

i. fertilizers and pesticides;  

ii. erosion control and bank stabilization; and  

iii. lake maintenance requirements and deep lake management for lakes 

exceeding 12 feet below lake surface (BLS). 

 

5. A site-specific ecological and hydrological plan, which includes at a minimum 

the following: preliminary excavation and grading plans, exotic removal and 

maintenance plan, supplemental planting plan, and success criteria for meeting 

established goals. 

 

6. A site-specific mitigation and enhancements to reduce discharge rates. 

7. Utilize reuse and surface water generated by the development to meet the 

irrigation demands of the recreation and development areas, to the extent such 

reuse is available.  
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8. Demonstrate that the proposed Planned Development will not result in significant 

detrimental impacts on present or future water resources. 

 

c. Infrastructure Enhancements. 

 

1. All development within the Planned Development must connect to centralized 

water and sewer services, with the exception of interim facilities used on a 

temporary basis during construction, and for unmanned essential services on a 

temporary basis until water and sewer service is extended to the development. 

 

2. Written verification as to adequate public services for the Planned Development, 

from the sheriff, EMS, fire district, and Lee County School District, or via 

interlocal agreements with adjacent jurisdictions and/or special districts. 

 

3. Civic space, recreational areas, and a variety of amenities distributed throughout 

the development for use by the general public, to be maintained by the property 

owners’ association or similar entity.  

 

4. Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway 

along the roadway frontages, where the Planned Development abuts SR 31 and 

CR 78. 

 

d. Community Character. 

 

1. Transition to lower densities and intensities where adjacent to off-site 

conservation lands. 

 

2. Enhanced buffers and setbacks along external roadways to preserve rural vistas 

and viewsheds that are at least 50% wider than the Land Development Code 

requirements. 

 

3. Locate access points onto adjacent arterial roadways to minimize impact to the 

surrounding rural community. 

 

************************************************************************************ 

VII. CONSERVATION AND COASTAL MANAGEMENT 

 

POLICY 114.1.1: Development in wetlands is limited to very low density residential uses and 

uses of a recreational, open space, or conservation nature that are compatible with wetland 

functions. The maximum density in the Wetlands category is one unit per 20 acres, except that 

one single family residence will be permitted on lots meeting the standards in Chapter XIII of this 

plan, and except that owners of wetlands adjacent to Intensive Development, Central Urban, 

Urban Community, Suburban, New Community, and Outlying Suburban areas may transfer 

densities to developable contiguous uplands under common ownership in accordance with 

Footnotes 9b and 9c 8b of Table 1(a), Summary of Residential Densities. In Future Limerock 

Mining areas only (see Map 14), impacts to wetlands resulting from mining will be allowed by 

Lee County when those impacts are offset through appropriate mitigation, preferably within 

Southeast Lee County (see also Policy 33.1.3). Appropriate wetland mitigation may be provided 

by preservation of high quality indigenous habitat, restoration or reconnection of historic 
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flowways, connectivity to public conservation lands, restoration of historic ecosystems or other 

mitigation measures as deemed sufficient by the Division of Environmental Sciences. It is 

recommended that, whenever possible, wetland mitigation be located within Southeast Lee 

County. The Land Development Code will be revised to include provisions to implement this 

policy. 

 

************************************************************************************ 

XII. GLOSSARY 

 

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use Map that are 

designated primarily for single use developments: Suburban, Outlying Suburban, Sub-Outlying Suburban, 

Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial 

Interchange, Industrial Commercial Interchange, University Village Interchange, University Community, 

Public Facilities, and New Community within the Gateway/Airport Planning Community. 

 

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated 

primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural 

Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands (upland 

and wetland), New Community within the North Olga Planning Community and Density 

Reduction/Groundwater Resource. 

 

Table Amendments: 

Table 1(a): Summary of Residential Densities 

 

Table 1(b): Year 2030 Allocations 

 

Map Amendments: 

Map 1, Page 1: Future Land Use Map 

 

Map 4: Private Recreational Facilities Overlay 
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TABLE 1(a) 

SUMMARY OF RESIDENTIAL DENSITIES
1 

FUTURE LAND USE  

CATEGORY 

STANDARD OR BASE DENSITY 

RANGE 
BONUS DENSITY 

 MINIMUM
2
 

(Dwelling Units 

per Gross Acre) 

MAXIMUM 

(Dwelling Units per 

Gross Acre) 

MAXIMUM TOTAL 

DENSITY
3
 

(Dwelling Units per Gross Acre) 

Intensive Development
14 

 8 14  22 

General Interchange
2
 8 14 22 

Central Urban 
15

 4 10 15 

Urban Community
4,5,16 

 1 6 10 

Suburban 
17

 1 6 No Bonus 

Outlying Suburban 1 3 No Bonus 

Sub-Outlying Suburban 1 2 No Bonus 

Rural
10

 No Minimum 1 No Bonus 

Outer Islands No Minimum 1 No Bonus 

Rural Community Preserve
6
 No Minimum 1 No Bonus 

Open Lands
7
 No Minimum 1 du/5 acres No Bonus 

Density Reduction/Groundwater 

Resource No Minimum 1 du/10 acres No Bonus 

Wetlands
8
 No Minimum 1 du/20 acres No Bonus 

New Community
19

  No Minimum 1 6 No Bonus 

University Community
9
  1 2.5 No Bonus 

Destination Resort Mixed Use Water 

Dependent
11

 6 9.36 No Bonus 

Burnt Store Marina Village
12

  No Minimum 

160 Dwelling Units; 

145 Hotel Units No Bonus 

Coastal Rural
18

 No Minimum 1 du/2.7 acres No Bonus 
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CLARIFICATIONS AND EXCEPTIONS 

1
See the glossary in Chapter XII for the full definition of “density”. 

2
Except in General Interchange future land use category adherence to minimum densities is not mandatory 

but is recommended to promote compact development.  
3
These maximum densities may be permitted by transferring density from non-contiguous land through the 

provisions of the Housing Density Bonus Program identified in chapter 2 of the Land Development Code.  
4
Within the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 dwelling 

units per gross acre must “acquire” the density above 3 dwelling units per gross acre utilizing TDUs that 

were created from Greater Pine Island (see Policy 14.6), or transfer dwelling units in accordance with 

Policy 14.3.4  
5
In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre.  

6
Within the Buckingham area, new residential lots must have a minimum of 43,560 square feet.  

7
The maximum density of 1 unit per 5 acres can only be approved through the planned development 

process (see Policy 1.4.4), except in the approximately 135 acres of land lying east of US41 and north of 

Alico Road in the northwest corner of Section 5, Township 46, Range 25. 
8
Higher densities may be allowed under the following circumstances where wetlands are preserve on the 

subject site: 

(a) If the dwelling units are relocated off-site through the provision of Transfer of Development Rights 

Ordinance (86-18, as amended or replaced); or 

(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive 

Development, Central Urban, Urban Community, Suburban, Outlying Suburban, Sub-Outlying 

Suburban, and New Community from preserved freshwater wetlands at the same underlying density as 

permitted for those uplands. Impacted wetlands will be calculated at the standard Wetlands density of 

1 dwelling units per 20 acres. Planned Developments or Development Orders approved prior to 

October 20, 2010 are permitted the density approved prior to the adoption of CPA2008-18.  
9
Overall average density for the University Village sub-district must not exceed 2.5 du/acre. Clustered 

densities within the area may reach 15 du/acre to accommodate university housing.  
10

In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator 

Slough, the maximum density is 1 du/2.25 acres.  
11

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

Water Dependent district.  
12

The residential dwelling units and hotel development portions of this redevelopment project must be 

located outside of the designated Coastal High Hazard Area in accordance with Lee Plan, Map 5.  
13

See Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustments resulting from concentration or 

transfer of development rights.  
14

 The maximum total density may be increased to 30 du/acre utilizing Greater Pine Island TDUs. 
15

 The maximum total density may be increased to 20 du/acre utilizing Greater Pine Island TDUs. 
16

 The maximum total density may be increased to 15 du/acre utilizing Greater Pine Island TDUs. 
17

 The maximum total density may be up to 8 du/acre utilizing Greater Pine Island TDUs.  
18 

The standard maximum density is 1 du/2.7 acres unless the “Adjusted Maximum Density” of 1 du/acre is 

achieved in accordance with requirements of Policy 1.4.7 and Chapter 33 of the Land Development Code. 
19

 Maximum density in the New Community future land use category is limited to 1 du/2.5 acres in the 

North Olga Community in accordance with Policy 1.6.1.  



TABLE 1(b)

Year 2030 Allocation

Existing Proposed Existing Proposed

 Intensive Development 1,376 1,376 20 27 250

 Central Urban 14,766 14,766 225 230

 Urban Community 18,084 17,483 520 520 485 637 250

 Suburban 16,623 16,623 1,810 85

 Outlying Suburban 3,957 3,957 30 30 40 20 2 500

Sub-Outlying Suburban 1,548 1,548 367

Commercial

 Industrial 79 79 39 20

 Public Facilities 1 1 1

 University Community 850 850

Destination Resort Mixed Use Water Dependent 8 8

Burnt Store Marina Village 4 4 4

 Industrial Interchange 

 General Interchange 125 125 11

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 900 2,100 1,200 900

Airport

Tradeport 9 9 9

 Rural 8,313 8,313 1,948 1,948 1,400 636

 Rural Community Preserve 3,100 3,100

Coastal Rural 1,300 1,300

 Outer Island 202 202 5 5 1 150

 Open Lands 2,805 2,805 250 250 590

Density Reduction/ Groundwater Resource 6,905 6,905 711 711 94

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

80,955 81,554 3,464 4,664 485 4,500 1,250 29 651 604 1,284

Commercial 12,793 12,793 57 177 52 400 50 17 125 150 1,100

Industrial 13,801 13,801 26 26 3 400 5 26 300 3,100

Public 82,313 82,313 7,100 7,100 421 2,000 7,000 20 1,961 350 7,500

Active AG 17,027 17,027 5,100 5,100 550 150

Passive AG 45,585 44,265 13,549 12,229 2,500 109 1,241

Conservation 81,933 81,933 2,214 2,214 611 1,142 3,236 133 1,603 748 2,798

Vacant 22,768 23,489 1,953 1,953 226 931 34 45 300

357,175 357,175 33,463 33,463 1,572 11,718 12,731 259 4,340 2,197 17,323

Population Distribution (unincorporated Lee County) 495,000 495,000 5,090 9,266 1,531 30,861 3,270 225 530 5,744 15,115

Lee County Totals
Future Land Use Category Boca Grande

Bonita 

Springs

Fort Myers 

Shores
Burnt Store Cape Coral Captiva Fort Myers

Fort Myers 

Beach

Gateway/ 

Airport

R
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Unincorporated County Total Residential

Non Regulatory Allocations

Total

Northeast Lee County

4/14/2017 (Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 16-02, 16-17) Table 1(b) 1 of 2



TABLE 1(b)

Year 2030 Allocation

 Intensive Development 

 Central Urban 

 Urban Community 

 Suburban 

 Outlying Suburban 

Sub-Outlying Suburban

Commercial

 Industrial 

 Public Facilities 

 University Community 

Destination Resort Mixed Use Water Dependent

Burnt Store Marina Village

 Industrial Interchange 

 General Interchange 

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 

Airport

Tradeport

 Rural 

 Rural Community Preserve 

Coastal Rural

 Outer Island 

 Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

Vacant

Population Distribution (unincorporated Lee County)

Future Land Use Category

R
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a

l 
B

y
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n

d
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a
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Unincorporated County Total Residential

Non Regulatory Allocations

Total

Existing Proposed

660 3 42 42 365 9

375 17 3,140 8,179 8,179 2,600

850 1,000 860 500 12,422 11,821 110 450

2,488 1,975 1,200 675 6,690 1,700

1,552 377 600 382 454

25 140 66 950

5 5 10

850

8

32 15 31 6 30

1,500 90 190 14 14 500 50 635 1,350

3,100

1,300

1 45

120 45 1,800

4,000 2,100

3,204 4,104 3,962 5,870 3,313 20,657 20,056 4,015 10,753 3,326 3,254 6,230

440 1,100 1,944 2,100 226 1,420 1,300 68 1,687 18 1,700 139

10 320 450 900 64 300 300 7,246 554 5 87 5

2,477 3,550 3,059 3,500 2,100 15,289 15,289 12,000 4,000 1,486 7,000 1,500

20 2,400 7,171 200 411 125 900

20 815 18,000 1,532 3,619 200 4,000

1,733 9,306 2,969 188 14,767 1,541 1,541 31,359 1,317 336 5,068 864

63 975 594 309 3,781 8,697 9,418 470 2,060 1,000 800 530

7,967 19,355 12,978 12,867 27,466 47,904 47,904 80,329 22,103 10,201 18,234 14,168

16,375 34,538 36,963 58,363 13,265 160,405 156,229 1,270 71,001 6,117 25,577 8,760

Southeast 

Lee County

North Fort 

Myers
Buckingham Estero Bayshore

Iona/ 

McGregor
San Carlos Sanibel

South Fort 

Myers
Pine Island

Lehigh AcresDaniels 

Parkway

4/14/2017 (Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 16-02, 16-17) Table 1(b) 2 of 2
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FLORIDA OEPARIWEER~ 
ECONOMIC OPPORTUMI'IY 

August 15,2017 

The Honorable John Manning 
Chairman, Lee County 
Board of County Commissioners 
Post Offlce Box 398 
Fort Myers, Florida 33902-0398 

Dear Chairman Manning: 

The Department of Economic Opportunity ("Department") has completed its review of 
the proposed comprehensive plan amendment for Lee County (Amendment No. 17-4DRI). 
which was received and determined complete on June 16,2017. We have reviewed the 
proposed amendment in accordance with the state coordinated review process set forth in 
Sections 163.3184(2) and (4), Florida Statutes (F.S.), for compliance with Chapter 163, Part I[, 
F.S. 

The attached Objections, Recommendations, and Comments Report outlines our 
findings concerning the amendment. We have identified two objections and have included 
recommendations regarding measures that can be taken to address the objections. We are 
also providing a comment. The comment is offered to assist the local government but will not 
form the basis for a determination of whether the amendment, i f  adopted, is "in compliance" 
as defined in Section 163.3184(1)(b), F.S. Copies of comments received by the Department 
from reviewing agencies, i f  any, are also enclosed. 

The County should act by choosing t o  adopt, adopt with changes, or notadopt the 
proposed amendment. For your assistance, we have enclosed the procedures for final adoption 
and transmittal of the comprehensive plan amendment. Also, please note that Section 
163.3184(4)(e)l., F.S., provides that if the second public hearing i s  not held within 180 days of 
your receipt of the Department's attached report, the amendment shall be deemed withdrawn 
unless extended by agreement with notice to the Department and any affected party that 
provided comment on the amendment. 

Florida Department of Economic OuuortunitY I Caldwell Building 1 107 E. Madison Street I Tallahassee, FL 32399 . . 
850.245:7105 1 wuu.florbalobr.o~g 

wkw.witter.cornlF.DC0 I%w*.faceboon conlFLDEO 

Ar, equ.41 opl.ottl.n'ty emp o{cr/progmm. Ajxliary aios dnd service are availaolc dpon reqLLrt to i l o  slo.!a r w:tn o1,ab'l:l~i 1\11 roce 
telephonenumbcrs i.n tllir dacumcnt may or!~edcbe;l oy persons ~ring1TY/i7l)t ,q~iprnent i'a 1hs r orida ReaySfr.rlceat 711. 



The Honorable John Manning, Chairman 
August 15,2017 

Page 2of  2 

if you have any questions related tothis review, please contact Scott Rogers by 
telephone at (850) 717-8510 or by email at scdrt.rogers@deo.mvRorida.com. 

Sincerely, 

&d 
mes D. Stansbury, Chief 
ureau of Community Planning and Growth f 

Enclosures: Objections, Recommendations, and Comments Report 
Reviewing Agency Comments 
Procedures for Adoption 

cc: David Loveland, Lee County Department o f  Community Development 
Margaret Wuerstle, Executive Director, Southwest Florida Regional Planning Council 



FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITY 

OBJECTIONS, RECOMMENDATIONS AND COMMENTS REPORT 

FOR 
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PROPOSED AMENDMENT 17-40RI 

August 15,2017 
Division of Community Development 
Bureauof Community Planning and Growth 



OBJECTIONS, RECOMMENDATIONS AND COMMENTS REPORT 
FOR 

LEE COUNTY 
AMENDMENT 17-4DR1 

I. CONSISTENCY WITH CHAPTER 163, PART II, F.S. 

Proposed Amendment 17-4DRI includes amendments to the Lee County Comprehensive 
Plan maps (Map 1 Future Land Use Map; and Map 4 Private Recreation Facilities Overlay) and 
text (Glossary; Tables l(a) and l(b): Conservation and Coastal Management Element Policv - 
114.1.1; and Future Land Use Element Goal 35, Objectives 1.6,35.3, 35.4and 35.11 and Policies 
1.6.1,35.3.4,35.11.1,35.11.2, and 35.11.3). The proposed amendment to Map 1 Future Land 
Use Map (FLUM) changes the future land use on 4,157 acres from Density 
Reduction/Groundwater Resources and Wetlands to New Community and Wetlands. 

A. The Department raises the following objections and commentto the proposed amendment 
regarding Future Land Use Element Objectives 1.6, 35.3 and 35.11, Policies 1.6.1,35.3.4 and 
35.11.2, and FLUM Map 1: 

1. Obiection (New Communitv Land Use Intensity and Mixof Use): The proposed amendment: 
(1) intends a balance of residential and non-residential land uses within the area designated as - 
New Community; and (2) proposes a non-residential intensity of use standard that is to  be 
applied to the amount (an unknown amount) of non-residential gross acreage in order to 
determine the amount of non-residential development potential, However, the proposed 
amendment does nor establish meaningful and predictable standards to implement the ~ l a n  
defining: (1) the quantitative mix of res'idential and non-residential land uses in order to  ensure 
the balance of land uses intended for the New Community future land use category; and (2) the 
non-residential intensity of land use within the New Communityfuture land use category. 
These issues are further explained below. 

Proposed Future Land Use Element Objective 1.6 addresses the New Community future 
land use category and intends that the New Community future land use category is for areas 
which are suitable for the development of large-scale multi-use communities. Proposed Future 
Land Use Element Policy 1.6.1 states, in part, that New Community land must be located such 
that the area is capable of being developed with a balance of residential and nonresidential 
uses; and that development within the New Community future land use category must be 
developed as a free-standing community offering a complete range of land uses (e.g., a full mix 
of housing types for a range of household incomes, industrial and office employment centers, 
and community facilities such as fire departments, schools, law enforcement offices, public 
recreational areas, health care facilities, and community commercial areas). The Drooosed . . 
Amendment 17-4DR1 does not establish a meaningful and predictable standard (e.g., percent 



distribution of mix among residential and non-residential land uses based on applicable units of 
measure such as: (1) gross acres residential and gross acres non-residential; or (2) residential 
dwelling units and non-residential square feet) that defines the quantitative mix of residential 
and non-residential land uses in order to  ensure that development within the New Community 
future land use category achieves and is consistent with the intended purposes stated in 
proposed Objective 1.6 and Policy 1.6.1 of a large-scale multi-use community with a balance 
and complete range of residential and non-residential land uses. 

Proposed Policy 35.11.2 provides that the amount of non-residential development 
potential allowed within the New Community future land use category is a Floor Area Ratio of 
0.15, and proposed Policy 35.11.2 states that "The FAR will be based upon the gross acreage 
dedicated to non-residential uses within the overall Planned Development boundary, Including 
011 uplands, wetlands, open space, rights-of-way, recreation areas, and/or lake." The 
amendment proposes to designate approximately 3,956 acres as New Community. Because the 
amendment does not establish standards quantifying the mix of use, the potential maximum 
amount of gross acreage dedicated to non-residential uses (as calculated by the methodology 
prescribed in Policy 35.11,2) and thus the potential amount of non-residential use allowed by 
the amendment is not based on a meaningful and predictable standard. Therefore, the 
amendment does not establish a meaningful and predictable standard that defines the non- 
residential intensity of land use. 

The amendment is inconsistent with the following requiiements: Sections 163,3177(1); 
163.3177(2); 163.3177(5)(b); 163.3177(6)(a)l.; and 163.3177(6)(a)3.h., Florida Statutes (F.S.). 

Recommendation: Revise Amendment 17-4DRI to establish a meaningful and 
predictable standard (e.g., percent distribution of mix among residential and nonresidential 
land uses) that defines the quantitative distribution of the mixof land uses in order to  ensure 
that development within the New Community future land use category achieves and is 
consistent with the intended purposes stated in proposed Objective 1.6 and Policy 1.6.1 of a 
large-scale multl-use communitywith a balance and complete range of residential and 
nonresidential land uses, The distribution of mix among residential and non-residential land 
uses should be based on applicable units of measure such as: (1) gross acres residential and 
gross acres non-residential; or (2) residential dwelling units and non-residential square feet, 
which define the quantitative mix of residential and non-residential land uses. Revise 
Amendment 17-4DRi to establish a meaningful and predictable standard for the intensity of 
non-residential land uses allowed within the New Community future land use category. Forthe 
Intensity o f  non-residential land uses, the amendment could establish quantitative caps on the 
minimum and maximum potential amounts of non-residential land uses (based on units of 
measure such as gross acres non-residential or non-residential square feet). 

2. Objection (Transportation): The proposed Amendment 17-4DRI transmittal includes a long- 
range transportation analysis (year 2040) that: (1) does not analyze the projected future 
roadway operating conditions and roadway facilities that are needed to meet the roadway level 
of service standards based on the maximum development potential ofthe subject amendment 



property and background growth; and (2) does not address the long-range roadway network 
shown on the adopted future transportation map (map series) of the Lee County 
Comprehensive Plan, and does not identify any amendments that are needed to the adopted 
future transportation map (map series) in order to  meet the long-range level of service 
standards. Therefore, the proposed amendment is not supported by data and analysis ofthe 
roadway network facilities that are needed to support the maximum development potential of 
the amendment, and the proposed amendment is not supported by data and analysis 
demonstrating coordination of future land use planning with the planning of future 
transportation facilities in the Lee County Comprehensive Plan. Because of the lack of 
coordination between land use planning and transportation facility planning, the proposed 
Amendment 17-4DRI may potentially create adverse impacts to Important state facilities 
including State Road 31, State Road 78, State Road 80 and Interstate-75. 

The proposed amendment analyzes roadway improvements identified in  the Lee County 
Metropolitan Planning Organization (MPO) 2040 Long Range Transportation Plan (MPO 2040 
LRTP); however, the MPO 2040 LRTP was recently amended to revise road improvements, and 
the Amendment 17-4DRI datalanalysis of the MPO 2040 LRTP is not based on the road 
improvements identified in the current MPO 2040 LRTP as recently amended. Thus, 
Amendment 17-4DRI is not supported by best available data and analysis of the road 
improvements identifled in the Lee County MPO 2040 LRTP. In addition, the Lee County MPO 
2040 LRTP is not part of the adopted portion of the Lee County Comprehensive Plan, and thus, 
the Amendment 17-4DRI transportation analysis of the MPO 2040 LRTP does not address 
coordination of the roadway network needed to support Amendment 174DRi with the Lee 
County Comprehensive Plan adopted future transportation map (map series). Lee County has 
transmitted a proposed Amendment 17-5ESR (Lee County anticipates adoption of Amendment 
17-5ESR in August 2017), which proposes an amendment to include the Lee County MPO 2040 
LRTP in the Lee County Comprehensive Plan future transportation map (map series). 

The Amendment 17-4DRI data/analysis includes a Traffic Study (prepared by David 
Plummer & Associates) that assumes a non-residential square footage that is not based on the 
maximum non-residential development potential allowed by proposed Amendment 17-4DRI. 
Proposed Policy 35.11.2 provides that the amount of non-residential development potential 
allowed within the New community future land use category is a Floor Area Ratio of 0.15, and 
proposed Policy 35.11.2 states that "The FAR will be based upon the gross acreage dedicated to 
non-residential uses within rhe overall Planned Development boundary, including all uplands, 
wetlands, open space, rights-of-way, recreation areas, and/orlake." The amendment proposes 
to designate approximately 3,955 acres as New Community. As indicated In Objection 1, the 
proposed amendment does not establish a meaningful and predictable standard to achieve a 
balanced mix of land uses (or establish a meaningful and predictable standard that defines the 
percent distribution of residential and non-residential land use among the mix o f  land uses such 
that the maximum amount of non-residential land use could be determined within the area 
designated as New Community to  achieve a balanced mix of land uses). Thus, the potential 
maximum amount of gross acreage dedicated to non-residential uses (as calculated by the 
methodology prescribed in Policy 35.11.2 and as measured by applying the FAR 0.15 to the 



gross acreage) would be an amount of square footage significantly largerthan the amount 
assumed by the Traffic Study. For example, if 50 percent of the 3,956 acres designated as New 
Community are dedicated to non-residential use, the maximum non-residential development 
potential would be approximately 12,927,061 square feet. The amendment Traffic Study 
assumes a non-residential square footage of 2,070,000 square feet (hotel 900,000sf for 1,500 
hotel rooms; retail/entertainment 870,000 sf; office 300,000 sf; Traffic Study page 4), which 
would require approximately 317 acres to be dedicated to non-residential use (or 
approximately 8 percent of the 3,956 acres that are designated as New Community). Thus, the 
non-residential square footage land use assumption of the Traffic Study is not based on the 
maximum non-residential development potential allowed by proposed Amendment 17-4DRI. In 
addition, the Traffic Study assumes a 42 field baseball sports complex, which is not a reasonable 
land use assumption at this time for the amendment property based on best available data and 
analysis. 

The amendment Is inconsistent with the following requirements: Sections 163.3177(1)(f); 
163.3177(2); 163.3177(6)(a)2., and 8.; and 163.3177(6)(b), F.S. 

ORC Recommendation: Revise Amendment 17-4DRI to establish meaningful and 
predictable standards regardingthe mix of residential and non-residential land uses and the - 
non-residential Intensity of use as recommended under Objection 1 of this Report. Revise the 
Amendment 17-4DR1 transportation long range analysis to: (1) be based upon land use 
assumptions that are consistent with the future land uses (land use types and mix and 
maximum densitieslintensities of land uses) allowed by Amendment 17-4DRI; (2) address the 
'deficiencies/inconsistencies identified in item numbers 2 3 , 4  8,9, 10, and 11 in the Florida 
Department of Transportation (FDOT) Memorandum (dated July 14,2017) as referenced in 
their letter of July 14,2017, reviewing the proposed plan amendment (letter and memorandum 
are enclosed); (3) analyze the projected future roadway operating conditions and roadway 
facilities that are needed to meet the roadway level of service standards based on best 
available datalanalysis of the future land uses proposed for the subject amendment property 
and background growth; and (4) address the long-range roadway networkshown on the 
adopted future transportation map (map series) of the Lee County Comprehensive Plan, and 
identify any amendments that are needed to the adopted future transportation map (map 
series) in order t o  meet the level of service standards forthe long-range. Revise Amendment 
17-4DRI, based on the data/analysis, t o  include any amendments that are needed to the Lee 
County Comprehensive Plan adopted future transportation map (map series) in order to  
coordinate future land use and transportation planning in the Lee County Comprehensive Plan. 

Given the short buiidout anticipated for the project, the County should consider revising 
the amendment data and analysis to include a short-term (five-year) and buildout (year 2026) 
transportation analysis in order to identify potential impacts of Amendment 17-4DRI to the 
State Highway System, particularly State Road 31, State Road 78, State Road 80, and lntentate- 
75 as requested by FDOT. The short-term analysis should consider best available data and 
analysis, Including reasonable assumptions, regarding the amount of development (on the 
subject amendment property and background growth) within the flve-year timeframe, and the 



buildout analysis should consider best available data and analysis regarding the anticipated 
amount of development at bulldout on the subject amendment property and background 
growth. In considering the short-term analysis, the County should review the methodology and 
assumptions for the long-term analysis identified above for consistency. .Also, consideration 
should be given to analyzing the coordination of any needed roadway facility improvements 
with the Lee County Comprehensive Plan Capital Improvements Element Five-Year Schedule of 
Capital Improvements in order to meet the level of service standards for the short-range 
timeframe. 

3. Comment [Water Suuply, Potable Water and Sanitarv Sewer. Facilities): The FLUM Map 1 
amendment data and analysis estimate the potable water and sanitary sewerdemands created 
by the amendment and provide lettersfrom the potable water and sanitary sewer utility (MSKP 
Town and Country Utility, LLC) asserting available planned capacity of potable water and 
sanitary sewer facilities to serve the estimated demands of the amendment property. 
However, the amendment is not supported by data and analysis demonstratingthat the 
amendment coordinates land use planning with the planning of water supply, potable water 
and sanitary sewerfacilities. Specifically, the amendment data and analysis should be revised 
to support the plan amendment with the following quantitative information: (1) the amount of 
projected demands on potable water and sanitary sewer facilities created by the maximum 
development potential of the plan amendment; (2) the amount of permitted potable water 
withdrawal; (3) the amount of planned capacity of the water treatment facility and wastewater 
treatment facility; (4) the amount of projected demands from the entire service area of the 
water treatment facility and the entire service area of the wastewatertreatment facility; (5)  
demonstration that the amount of planned available capacity of water supply, potable water 
facilities and wastewater facilities is adequate to serve the projected demands from the 
amendment property and other development anticipated to be served by the facilities; and (6) 
identification of any addltional water supply, potable water and sanitary sewer facilities needed 
to serve the projected demands. Revise the amendment, i f  necessary, to  be supported by the 
data and analysis. 



SUBMIlTAL OF ADOPTED COMPREHENSIVE PLAN AMENDMENTS 

FOR STATE COORDINATED REVIEW 

Section 163.3184(4), Florida Statutes 

May 2011 

NUMBER OF COPIES TO BE SUBMITTED: Please submit three complete copies of a l l  
comprehensive plan materials, of which one complete paper copy and two complete electronic 

copies on CD ROM in Portable Document Format (PDF) to the Department of Economic 

Opportunity and one copy to each entity below that provided timely comments to the local 

government: the appropriate Regional Planning Council; Water Management District; 

Department of Transportation; Department of Environmental Protection; Department of State; 

the appropriate county(municipal amendments only); the Florida Fish and Wildlife Conservation 

Commission and the Department of Agriculture and Consumer Services (county plan 

amendments only); and the Department of Education (amendments relating to public schools); 

and for certain local governments, the appropriate military Installation and any other local 

government or governmental agency that has filed a written request. 

SUBMIITAL LETTER: Please include the following Information in the cover letter transmitting the 
adopted amendment: 

D e p a r t m e n t  of Economic Opportunity identification number for adopted amendment 
package; 

S u m m a r y  description of the adoption package, including any amendments proposed but 
not adopted; 

- Ordinance number and adoption date; 

C e r t i f i c a t i o n  thatthe adopted amendment(s) has been submitted to ail parties that 
provided timely comments to the local government; 

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

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

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

Effective. June 2,2013 (Updated March 11,2013) 



I n  the case of text amendments, changes should be shown in strike-thmugh/undedine 
format; 

I n  the case of future land use map amendment, an adopted future land use map, in 
color format, clearly depicting the parcel, its existing future land use designation, and its 
adopted designation; 

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

Note: If the local government is relying on pr~viously submitted data and analysis, no additional 
data and analysis is required; 

- Copy of executed ordinance adopting the comprehensive plan amendment($; 

Suggested effective date language for the adoption ordinance for state coordinated review: 

The effective date of this plan amendment, if the amendment is not timely challenged, 
shall be the date the Department of Economic Opportunity posts a notice of intent 
determing that this amendment is in compliance. if timely challenged, or if the state 
land planning agency issues a notice of intent determining that this amendment is not in 
compliance, this amendment shall become effective on the date the state land planning 
agency or the Administration Commission enters a final order determining this adopted 
amendment to be in compliance. No development orders, development permits, or 
land uses dependent on this amendment may be issued or commence before It has 
become effective. If a final order of nancompliance is issued by the Administration 
Commission, this amendment may nevertheless be made effective by adoption of a 
resolution affirming its effective status, a copy of which resolution shall be sent to the 
Department of Economic Opportunity. 

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

- List of findings ofthe local governing body, if any, that were not included in the ordinance 
and which provided the basis o f  the adoption or determination not to adoptthe proposed 
amendment; 

S t a t e m e n t  Indicating the relationship of the additional changes not previously reviewed 
by the Department of Economic Opportunity to the ORC report from the Department of 
Economic Opportunity. 

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



From: 
Sent: 
To: 
Cc: 
Subject: 

Plan-Review <PlanReview@dep.state.fl,usz 
Thursday, July 13,2017 1% PM 
Eubanks, Ray; DCPextwnalagencyc~mments 
Plan-Review 
Lee County 17-4DRI Proposed 

To: Ray Eubanks, DEO Plan Review Adrmnistrator 

Re: Lee County 17-4DRI - State Coordinated Review of Proposed Comprehensive Plan Amendment 

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

Based on our review of the submitted amendment package, the Department has foundno provision that, if 
adopted, would result: in adverse impacts to important state resources subject to the Department's jwisdiction. 

Please submit all future amendments by email to plan.review@deo.state fl.us. If your submittal istoo large to 
send via e m 1  or if you need other asshtance, contact Suzanne Ray at (850) 717-9037. 



Eubanks, Ray 

From: 
Sent: 
To: 
cc: 

Subject: 

Oblaczynski, Deborah <doblaczy@sfwmd.gov> 
Monday, July 10,2017 10:06 AM 
DCPexternalagencycomments 
bdunn@ieegov.com; Mikki Rozdolski (MRozdolski@ieegov.com); W~nningharn, Brenda; 
Margaret Wuerstle (mwuerstle@swfrpc.org) 
Lee County, DEO #17-4DRI Comments on Proposed Comprehensive Plan Amendment 
Padtage 

Dear Mr. Eubanks: 

The South Florida Water Management District (District) has completed its review of the proposed amendment 
package from Lee County (County). The amendment changes the land use designation, on approximately 4.1 56 
acres in the Babcock Ranch DRI, from Density ReductionlGroundwater Resource (DRIGR) and Wetlands to 
New Community and Wetlands. The proposed changes do not appear to adversely impacf the water resources 
in this area; therefore, the District has no comments on the proposed amendment package. 

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

Sincerely, 

Deb Oblaczynski 
Policy & Planning Analyst 
Water Supply Implementation Unit 
South Fiorida Water Management District 
3301 Gun Club Road 
West Palm Beach, FL 33406 
(561) 682-2544 or doblaav~fwmd.uov 



From: 
Sent: 
To: 
CG 

Subject 
Attachments: 

Hight, Jason <Jason.Hight@MyFWC.com> 
Wednesday, July 19,2017 5:14 PM 
bdunn@ieegov.com; DCPexternalagencycomments 
Wallace, Traci; Chabre, Jane; Wettstein, Frin; Gaff, Jennifer; Graef, Thomas; Keltner, 
James; Iherrero@johnsoneng.com; gneison@kitsonpartners.corn; 
aiexisc@waidropengineering.com 
FWCS Comments on Lee County 17-4 DRI (CPA2016-00013 [Babcocklj 
Lee County 17-4DK33348-071917,pdf; Babcock Ranch Phase l.A-20712-061215.pdf; 
Charlotte County 16-2ESR-31070-070116.pdf 

Please find attached FWC's comments on the above-referenced project. You will not-receive a hard-copy version of this 
letter unless requested. 

If you wish t o  reply to our comments, pleasesend your reply to: 

Sincerely, 

Jason Hight 
Biological Administrator ll 
Office of Conservation Planning Services 
Division of Habitat and Species Conservation 
620 S. Meridian Street, MS 585 
Tallahassee, FL 32399-1600 
(850) 228-2055 



Brandon Dunn 
Lee County Planning Section 

Florida Fish P.O. Box 398 

and W!d?t?e Fort Myers, FL 33902-0398 - . - - . . . - . . . - 
Conservation bdunn@lee~ov.com 

Commission 

cemrnisrronela . Comprehensive Plan Amendment (CPA2016-00013 [Babcock]), Lee County 17- 
Bdan Yablonrkl 
Chairmen 

4DRI 
lsilahasree 

AIIW P. 'Uesa. P I I ~ ~ Y  Dear Mr. 
Vice Chairman 
lmmokalee 

Ronald M. Bwgwon 
Florida Fish and Wildlife Conservation Commission (FWC) staEhas reviewed the 

F O I ~  lauderdale above-referenoedcomprehive plan amendment and provides the fillowing comments 
Rlchard Henas and rew,rnmendatiom for your consideration in accordance with Chapter 163.3184(3), 
Oviedo Florida Statutes. While we have no objection to the amendment, we offer the following 
Bo Rlvanf 
Panama Clw 

information as technical assistance during yom review of the application and as 

Mlohael W. Sela 
documentation of FWC staffs involvement in planning for this project on the subject 

req& PrOPerfy. 
R o D e r t ~ ~ p o l t s w ~ d  
Key West 

Proposed Amendment 
Executive Staff 
Nick Wney 
Exewtive Dlrector 

The proposed Comprehensive Plan Amendment covers approximately 4,157 acres within 

Erk%M 
the Babcock Ranch developmmt that lies within the Lee County portion of the project 

UiaMNVe Director area. Specitically, the proposal would change the designation in the Future Land Use 
Jennifer ~ i m t e r  Map (PLUM), Map 1 from Density ReduCtiodGroundwater Resource (DRIGR) and 
ci-tef ot stan Wetlands to New Community and Wetlands, and remove the lands !?om FLUM Map 4 

designated as the Private Recreational Facilities Overlay. If these planning amendments 
office ofthe and local zoning changes for this property are approved, it would allow for a clustered, 
Executive Dlractor low density, mixed-use development with a maximum of one dwelling unit per 2.5 acres 
Nick Wley 
Beautlve Director for 1,630 dwellingunits, 1,170,000 square feet of non-residential uses, 600 hotel rooms, 

and other ancillaryrecrwtiod and civic spaces. Cunent zonbg and density provisions 
@50) 487.37% 
(850) sn-5788 FPX only allow for the property to be subdivided into 10-acre tracts in the DWGR future land 

use category and 20-acre tracts in the Wetlands future land use category. 
Managingfish and wlidrfe 
tesoumssfwthelrlong-rerm 
weikbelngandthe beneRt The lands contained in this application are dominated by agricultural uses and include 
of people. 3,428 acres of uplands (improved pasture, pine flatwoods, d e t t o  mairiw. mixed - rangeland, pine kith oak and cabbage pal&, live oak, and ip~and s&). ~kbaceous and 
s20sauth Mefid,an forested wetlands represent approximately 672 acres withvarying degrees of d i d m e  
Tallanassee. Florida and exotic infestation and the remaining 57 acres consists of streams, waterways and 
32399-L600 
voice (850) 48&4676 manmade surface waters associated with agricultural activities. These changes would 

Hearing/spewh-lmpiredi 
allow for 1,662 acres (40% of property) of the a&dtural lands to be developed and 

(8001 s55g771m 2,494 acres (60% of property) to be set aside as open space. The majority of the open 
(800) 9ssa770 (v) space area will be enhanced orrestcr& thenplaced under apermanent conser~ation 
M Y F W C . ~ ~  easemat. This will add to the existing conmation lands within northeast Lee County. 
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Potentially Affected Resources 

A BabcoclcEnvir~nmentaI ImpactsBmeJts AnalysSvsis (November 2016) was provided by 
JobnsonEngineering for the CPA and identifies the following as potentially occurring on 
the parcel: gopher tortoise (Gopheruspolyphemus, State Threatened, ST), little blue 
heron Ggretta caerulea, S'Q reddish egret (Egretta nfwccens, ST), ticoIomd heron 
Bgretta tricolor, ST), southeastern American kestrel (Falco sparveriuspaulus, ST), 
Florida sandhill crane (Antigone canadensispratensis, ST), roseate spoonbill (Plataleu 
ajaja, ST), Everglades mink (Neovison vison evergladensis). Sherman's fox squirrel 
(Sciunrs niger shermani, State Species of Special Concern) and the Florida black bear 
(Ursus americranusfloridanus). Presently, gopher tortoise is the only known statelisted 
species located within the Lee County portion of the Babcock Ranch Community (BRC) 
while other listed species havebeea observed foraging, but not nesting. 

Prior to each phase of consfmotion, 100% surveys for gopher tortoise are proposed to be 
conducted in suitable gopher tortoise habitat, by or under supervision of an Authorized 
Gopher Tortoise Agent, Snags and cavity trees within a construction area are proposed to 
be surveyed prim to removal to ensure there is M direct taking of a potential bat roost 
Additional pre-consttuction smeys may be conducted or protection measures 
implemented in accordance with the approved listed species management p lm,  
previonsly approved during the review of the concephml Environmental Resource Permit 
(ERP) forthe BRC for the following wildlife species: American alligator, gopher tortoise, 
eastem indigo snake, sandhill crane, wood stork, listed wading birds, burrowing owl, 
Audubon's crested caracara, Florida scrub-jay, red cockaded woodpecker, Sherman's fox 
squirrel, Florida black bear, and Floridapanther. 

There ate 11 proposed wildlife crossings contained in South Florida Water Management 
Distict (SFWMD) concevtual ERP for the entire Babcock Ranch site. Onlv one is - - , - -- -- 
contained in this A p o s A  amendment and the design details will be finalized in 
coordination with FWC staff, Florida Department ol'lkansportation (FDOT) staff. and 
the aoalicat duritlg hture~ermitting ahases. The develovment will'also have mktiole 
trailswith access &d use available to both residents and the public. To inform thc ' 
residents and visitors that may he utilizing these trails about human-wildlife cowistencc 
within the BRC, several layers of education will be provided to help them identify 
potential species that may be encountered and actions that should be implemented to 
minimize potential conflicts. The Property Owner Association (POA) documents contain 
information related to wildlife that may be found within the development9 the need for 
bear-proof containers, and theuse of prescribed fire as a management tool. Additional 
information will be provided for residents and visitors via educational kiosks placed at 
trail heads, signage at shade structures, and the Discovery Center (located in the Charlotte 
County BRC Town Center). 

Comments and Recommendations 

FWC staffplayed an active role in the visioning of the BRC since Kitson & Partners 
purchased the Crescent B Ranch in 2006. Shortly after land purchase, interested 
individuals from the public, non-governmental organizations (NGOs), and regulatory 
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agencies were invited to a series of chmettes to help develop a strategic vision plan for 
the property. FWC staffparticipated in several of h e  c h e t t e s  (February lst, 2n4 and 
8th of 2006) to facilitate planning for wildlife preserves and connectivity across the 
futdre development~preserve interface. The FWC is also an active member of the State's 
Acquisition and Restoration Council (ARC), which was insfnunatal in determining the 
&at boundary of that portion of the Babcock Ranch that would be purchased by the 
State, now known as the Babcock RanchPreserve. In 2008 through 2009, FWC staff 
participated in a Steering Committee fbat included FDOT, the Friends of My* River, 
Audubon and th.e Sierra CluB that provided additional input and continues to play an 
active role in the management oversight of the Babcock Ranch Preserve, of which a 
portion is ~ ~ d b t e d ~ i t h  the mitigation activities o d g  on the BRC. 

FWC staffpreviously provided comments for the Charlotte County Development of 
Regional Impact @RI) and subsequent notices of proposed cbanges, the original 
SFWMD Conceptual E W  and ongoing application8 for construct/operate modifications 
of specific development areas, and the ongoing Lee County Comprehensive Plan 
Amendments and zoning applications. Our previous comments and recommendatiom for 
fish and wildlife resources and any potential impacts h r n  these projects remain the same 
and are enclosed for your reference. FWC staff will also continue to provide further 
technical assistance for the wildlife crossings and potential impacts to listed species 
during future permitting phases of this project. 

We appreciate the opportunity to continue to provide input to this project. If youneed 
further assistance, please do not hesitate to contact Jane Chabre either by phone at (850) 
410-5367 or by email at Jane.Chabre@M~FwC.cam. If you have specific technical 
questiomregardingthe content of this letter, please contact Jim Keltnet by phone at 
(239) 332-6972 S 2 0 9  or by email at James.Keltner@MvFWC.com. 

Sincerely, 

-0-w 
Jennifer D. Goff 
h d  Use Planning Program Administrator 
Office of Consenratim Planning Services 

cc: Laura Herrero, Johnson Engineering, lhei-rero@iohnsonena.com 
Gary Nelson, Babcock Property Holdings LLC, ~elsonciikitson~artners~com 
Atexis Crespo, Waldrop Engineering, alexisc@wal&o~en~eerm~.com 
Ray Eubanks, Department of Economic OppoWty, 
DCPexternala~encvcomments@deo.mvflorida.com 
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Florida fish 
and Wildlife 
Coi~servaPion 
Commission 

Commlasioners. 
Brlan YablnnsM 
Chatman 
Tallahassee 

Niese P. "Uerut" Prlddy 
Vlce Chaman 
Immokalee 
R@nald 6%. mrgm 
Fwt  Lauddale 

RiEhsrtl Hanar 
Ovleda 

60 Rlvard 
P e m e  CiIv 
Charles W. Roberts Ill 
Tallahassee 

Robert Aspottwwd 
Key West 

ExeoutiveStaff 
Uck Wlley 
Ewewfive Director 

Ericsulton 
Asdstant Exewtlve Director 

Jennifer fltmratwr 
Chhf nfSiaff 

Omce of the 
Ere~utlve DlfeotM 
Nick Wlley 
Execlltlve D ~ r e d o r  
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Claire Jubb, Director 
Charlotte County Community Development 
18400 Murdock Circle 
Port Charlotte, EL 33%8 
Claire.Jubb@oharlottefl.com 

Re: Large Scale Plan Amendment (PA-16-02-01-LS), Charlotte County 16-2ESR 

Dear Ms. Jubb: 

Florida Fish and Wildlife Conservation Commission (FBVC) stafThas reviewed the 
above-referenced comprehensive plan amendment and provides the following comments 
and recommendations for your consideration in accordance with Chapter 163.31 84, 
Florida Statutes. While we have no objectionto the amendment, we offer the following 
information as technical assistance when planniag h any additional development that 
may occur on the subject property. 

Proposed Amendment 

The proposed coinprehensive plan amendment would modify the Future Transportation 
Map Series Map #7: Bicycle and Pedestrian Ways to add the Baboock Trail Alignment. 
The proposed trail alignment begins just east of 1-75 in the Babcock-Webb Wildlife 
Management Area (WMA), nms east 12.6 miles following the unpaved Tuckers Grade 
Road thmugh the WM.4 to connect to State Road 31. Tbe alignment then connects to a 
proposed, d t i - u s e  trail wind ' i  through Babcock Ranch to the south, then connects to 
the Pine Island Trail Comdor (SB 31) again heading south to Perminate at Bayshore 
Road. The addition of the trail alignment would also be added to the Long Range 
Transportation Planmaking i t  eligible for state and federal funding for improvements. 
The dominant land covers along the trail include mesic flatwoods, hydrk pine, dry 
prairie, wet prairie fkshwater marsh, forested wetlands, and lakes. 

Potentially Affected Resources 

To provide species and habitat informationto Charlotte County stafffor future planning, 
FWC staff conducted a geographic information system (GIS) analvsis of the oroiect m a  

A ., 
Based on this andysis, &e project area ia locatednear, &I& or adjacent to: 

One or more wood stork (Mycteria ameuicana, Federally Threatened [FT]) 
nesting colony core fmging areas (CFA). The CEA constitutes an 18.6-mile 
radius amund the nesting colony. 

U.S. Fish and Wfidlife Sewice (USFWS) ConsuItation Area for the following 
federally listed species: 
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o Red-cockaded woodpecker (Picoides borealis, Federally Endangered 
[FBI) 

o Andubon's crested caraoam (PoEybomphcus auddonii, FT) 
o Florida swvb jay (Aphelomma werulacens, FT) 
o Florida bonneted bat (EuwpsfZor i~us ,  FE) 
o Florida grasshopper sparrow (Ammodramus savannmfloridanus, FE) 
o Florida pan& (Puma concolor covi, FE- Primary DispersaVExpansion 

Area) 

= Potential habitat for state and federally listed species: 
o Eastern indigo snake (Drymarchon corais wuperi, FT) 
o Gopher tortoise (Oopheruspofyphemus, State Threatened [ST)) 
o Florida pine snake (Pihruphis melanoleucw mugitus, State Species of 

Special Concern [SSC]) 
o Sherman's fox quisquirrel (Scims niger avicennia, ST) 
o Sherman's short-tailed shrew (Blarina carolinensis shetmmi, SSC) 
o Florida sandhill crane (Grus canadensispratensis, ST) 
o Florida burrowing owl (Atheme cunicularia, SSC) 
o Little blue heron (Egretta werulea, SSC) 

Bald eagle (Haliaeetw leucocephalu~) nest: 
o CH033 approximately 1,000 feet south of the eastem portion of the project 

site which was last a&ve in 2013 

Wading bird rookeries: 
o 619116 located approximately 2,400 feet south of the west central portion 

of the project; last known active in 1980 
o 619116 located approximately 2,300 feet south of the east centralportion 

of the project; last h o w n  active in 1980 

Habitat for the Florida black bear (Ursus amaricanusfloridanus) - South Central 
Bear Management Unit 

L BabcocWebb Wildlife Management Area (WMA) managed by the FWC 

Comments and Recommendations 

Future Coordination 

Based on the location of the alignment and the habitat and species information above, 
FWC staffwill be available to provide technical assistance to county staff and others if 
imomvements within the &ent are alarmed. SaecEcaltv. FWC st& can amvide 
infbmation and guidance d&ng fhe plskning stagds for pekfibed fire, hun& access, 
human-wildlife interactom (bears and panthers), listed species, ead wildlife surveys. 
The Florida Wildlife Conservation Guide (IWCG) can $so provide helpful info&ation 
for County staff during future planning for the corridor 
(htto:l/mvfiYc.com/co11~ervation/valuelfwc. Finally, due to the presence of federally 
Sited species witbinthe area, we also recommend County staff coordinate with the 
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USFWS South Florida Environmental Service Office at (772) 562-3909 for info~mation 
regarding potential impaots to these species. 

The comments provided above are intended to assist the County in fulfilling the 
requirements of Objective 2.3: Protect Listed Flora andFauna oftbe Charlotte County's 
comprehensive PlanNatural Resources Element. We look forward to working with 
Charlotte County as the proposed project moves forward. FWC staffremains available to 
provide technical assistance to the County on measures to avoid and minimize potential 
impacts to fish and wildlife species and their habitats. If youneed any fmthex assistmce, 
vlease do not hesitate to contact Jane Chabre eitber bvuhone at (850) 410-5367 or at . , 
~ ~ ~ ~ ~ o n s e l v a t i o n ~ ~ ~ ~ ~ ~ e ~ @ ~ v ~ ~ ~ . ~ o m ~ ~  I'fyou have specific technical 
question8 regarding the content of this letter, please contact Mark Schulz at (863) 648- 

Sincerely, 

f$u-'+ "' "& 
Jennifer D. Goff 
Land Use Planning Program Administrator 
Office of Conservation Planning Services 

cc: Ray Eubanhs, DEO, DCPextemala~encvco~nmeat&DEO.rn~~da~com 
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Jewelene Hams 
South Florida Water Wagemart Disaict 
2301 McOtegor Boulevard 
Fort Myers, FL 33901 
rshanis~a?sfwmd.eov 

RE! Babwok Ranch Phase IA, South Florida Water Management District (SFWMD) 
Environmental Resource Permit (ERP) Application #I 50220-10, Charlotte 
County 

Dear Ms. Harris: 

Florida Fish and W~ldlife Conservation Commission (FWQ staff has reviewed the 
above-referenced permit application. We provide the following comments and 
recommendations as technical assistanceduring your review of the ERP upplication 
under Chapter 373, Florida SfaMes (F.S.), and in accordance wiih FWC's authorities 
under Chapter 379, F.$, 

Project Description 

The applicmt seeks a permit modification to ERP 08-OD04-S-05 to construct Phase 1A 
consisting of 21 9 single-Wy homes, a 30-acre commercial retd center, and associated 
infkastrueture on approximately 359 acres in Charlotte C o w .  The subject property is 
located in the northwestem comer of the Babcock Ranch Community and lies 
immediately cast of SR 31. TheBabmck Communitydved conceptual appmval from 
the SFWMD on April 15,2010 (RRP #08-00004-8-05), The wncephlal approval 
establishd 10,000 acres of development and 6,000 acm of on-site wetland mitigation, 
The current land covers on the project site include borrow pits, pine flatwoods, bmshland, 
pasture, freshwater marsh, shrub wetland, and wet prairie. 

Based on thc proposed site plan, the applicant intends to permanently impaci 15.81 acres 
of shrub wetlands, 44.29 acres of freshwater marsh and 7.23 awes of  wet prairie: and 
temporarily impact 0.04 acres of shrub weaand, 2.1 8 acres of fieihwater mash. and 0,81 
acres of wet prairie. The applicani is proposing the withdrawal o f  3.74 herbaceous 
credits from on-siteMitigation Area C Phase 1, 16.03 hetbmus crediis from Mitigation 
Area C Phase 2. and 23.0 herbaceous oredits h m  Mitigaiim Area C Phase 3 as 
compensatory mitigation. 

Potentially ANected Resources 

FWC staff conducted a geographic information system (GIs) analysis of the project area. 
Basedon this analysis. the pmjeot area is locatednear, within, or adjacent to: 
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8 Two wood stork ( ~ ~ Y C I D ~ ' I I  amcricana, Federally Threatened PTl) nesting wlony 
core foragingareas (CFA). The CFA constitutes an 18.6-milcradius around the 
nesting wlony. 

o U.S. Fish and Wildlife Service (USFWS) ConanItation Area for the following 
federally listed species: 

o Floridaparther (Puma conmlor coryi. Federally Endangered [FE]) - 
Prhary DispersaVExpansion Area 

o Rod-cockaded woodpecker (Picoidcs boredis, FE) 
o Audubon's crested caracam (Polybor~i#p~oncw aud!rhonii. FT) 
o Florida scrub jay (Aphelocoma coerulosc~ns, FT) 
o Florida bbtlneted bat (Eunfopsjbridanur, FE) 

e Potential habitat for state and 'Federally listed species: 
o Eastem indigo snake (T)ryn~arc)ion corais cozipcri, FT) 
o Shaman's fox squirrel (Sn'w11s niger wicennb, State Threatened [ST]) 
o Gopher tortoie(GophcrrcrpoI~hem, ST) 
o Florida sandhill crane (Orus canadcnsispra$ensis, ST) 
o Little blue heron (Egrena caerrrlw, State Species of Special Concern 

[SSCl) 

m Habitat for the Florida black bem(Ursw americatius,floridanus) 

o BabcocktWebb WMAmanaged by the FWC within 0.5 miles 

According to the Eni~ironnze&al Supplcment (Rev. April 2015) by Johnson Engineering, 
submitTed in suppod of the permit application, listed species surveys were conducted on 
the proposed project site in 2006,2007, and Febnrary 2015. Based on thesesurvey 
efforts, wood stork, Florida sandhiJl omne, gopher tortpise, snowy egret (Egrcllta /hula. 
SSC), white ibis (Eudoclm~ls albus, SSC), tricolored hemn (Egretfa tricolor; SSC), and 
little blue heron have been observed on site. 

A Biological Opinion (USFWS ConsuItation C o b  41420-2007-P-0900) was issued in 
Au&ust2009 lbr the Babcaok Ranch Community. The USFWS determined that the 
project "may affect but not likely adversely affect" the eastern in dig^ snake, Florida 
scrub jay, AudubonFs crested caracara, and red-cockaded woodpecker. The USFWS also 
determined the project is %of likely to jeopardize" the continued existence of mtbr the 
wood stork or Florida panther. These dekfminations m baaed on the applicant's 
proposed on-site and off-site preservation. For the Florida panther, the applicant intends 
to preserve and manage approximately 2,952 acsa on-site and will preserve 5,479 acres 
and 2,549.1 1 acrss of wetlands off-site. The applicant dso intends to constmottwo 
crossing structures and associated fencing to allow passage of panthem on SR 3 1. For the 
wood stork, the applicant intcnds to preservcZ460 aoms ofwetlands on-site and create 
268 acres ofnew wetlands suitable for wood stork foraging. 
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Comments and PPecommendations 

A 'isredSpecics Mmgcmcnt Plan (Rev, February 2008) (LSMP) by Johnson 
Engineering was developed as a pan of the Development of Regional lmpact and 
approved conceph~al ERP for the Babcock Ranch. TheLGMP provides additional 
messures and specific land management criteria including the gopher toltoise, easkm 
indigo snake, Florida sandhill crane. woodstork, wadingbink, Audubon's credcd 
caracara. Florida scrub jay. red-wokaded woodpecker, Shennan's fox squirrel, Florida 
hlaok bear, and Florida panther. Avoidanoc, minimization, and mitigation measures 
found in the LSMF generally follow accepted grudelines for these speoles. FWC staff 
offers the following rewmmendations to fmther enhance the intent of the LSMP. 

Florida Sandhill Cranc 

Florida sandhill cranes have been documented on the project site and the freshwater 
emergent marshes onsite may provide potential nesting habitat for this species. W C  
staff recbmmends that surveys for nesting sandhill oranw be wnductcd during the 
Januslythrough August breeding season prior to wnstruction. If there is evidenca of 
nesting during this period, we rewmmend that any Florida sandhtll crane nest sites be 
buffed by 400 feetto avoid disturbance by human activities. If nestingis distoveted 
after construction has begun or if maimalning the recommended b&er ig not possible, we 
recommend that the applicant wntact FWC staff identified below to discuss potential 
pemritthg needs. Basic guidance for conducting wildlife surveys may be fohd  in the 
Florida Wildlife Conservation Guide (FWCG) at 
htto;,'/m~c.can/wnservarionlvalue/fwceJ' and FWT Non~ame Technicof Reoort No. 15 
provides guidance on survey methods for sandhill cranes. 

Gooher Tortoise 

Gopher tortoises have been documented on the proposed project site. We m m m e n d  
that the applicant refer to the FWCk Gooher Tortoise Permitting hidelines (Revised ~ ~- 

\~ ~- 

~ebrua1y-2bl5) ( h t t o : / / m v f w c . c o m / m e d ~ a 1 2 9 8 4 2 0 6 / ~ ~ - ~ e ~ ~  I .: 
Fcb2OlS.i& for survey methodology and permintng guidance prior to construction. 
Survey methodologies require a burrow survey covering aminimurn of 15 percent of 
potential gopher torboise habitat to be impacted by development activities including 
staging areas (refer to Appendix 4 in the Gopher ~ortoise~crmittin~~uideline~ fo; 
additional information). Specifically, the permitting guidelines include methods for 
avoiding impacts (such as preservation of occupied habitat) as well as options and state 
requirements for minimizing, mitigatin& and pennittingpotentid impacts of the 
proposed acrivlfies. Any commensal species observed during bumw excavations should 
be bandied in accordance to Appendix 9 of the Gopher Tortoise Permitting Guidelines. 

Sherman's Fox Ssuirrel 

The pmposed measures and land lllanagement criteria for Shcnnan's fox squirrels found 
in tho LSMP are consistent with FWC's lninimum requirements. FWC staff is available 
to discuss additional measures that could be taken to benefit fox squirrels, both in the 
presewe and developed areas. In addition, the applicant proposes to distribute an 
educational brochure to all homeowners. FWC staffreoommends that this brochure 
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should include information deterring homeowners from feeding fox squirrels. The 
feeding af fox squirrels may result in the squirrels losing their natural fear of humans and 
becoming a nuisance. If you need furfher technical asistmce regarding human-wildlife 
interactions, please contact the FWC staff identified below. 

Wadina Birds 

The potential exists for wading bird nesting aetivity to occur in the forested wetlands in 
the projaot area. We rmommend that additional surveys for nesting wading birds be 
conducted during their breeding season. which typically extends from March 1" through 
Augost Is' in southern Florida. Basic guidance for conducting wildlife surveys may be 
found in the FWCG. If lbere is evidence of nesting during this period, we recommend 
that any wading bird sites be buffered by 100 meters (328 feet) to avoid disturbance by 
human activities. Ifnesting 1s discovered after wnstruction has begun, or the removal or 
trimming of trses with acti;e nests is unavoidable, or ifmaintaining the recommended 
buffer is not possible, we recommend that the applicant contact the FWC staffidentified 
below to dis~&,s poi&tial permitting altemativ&. 

Florida Black Bear 

FWC has received 10 reports of black bears within roughly a 6-mile radius of the project 
sitc sfnee 2012 (compilation of FWC data 1976-2013) and the Florida black bear has the 
potential to occur within and around the project area. The siteis located within the South 
Central Bear Management Unit as designated by the 2012 Bear Management Plan, While 
black bears that live in remote areas tend to shy away from people, they are adaptable and 
will take advantage of human-provide4 food sources. Once bears become accustomed to 
finding food around people, their natural wariness is reduced to the point that there can be 
an idcreased risk to public safety or private property. There are additional measures that 
can be taken to reduce conflicts with bears both during and a& developmcnt activities, 
including: 

Preserving buffer areas with adequate distance around natural features. 
r Following best management practices during construction: 

o Requiring clean construction sites with wildlife-resistant contamers for 
workers to use for food-related and other wildlife attractant refuse. 

o Requiring frequent trash removal and the use of proper food storage and 
removal on work sit=. 

* Proactively dctemng human-bear wnflicls by providing residents and businesses 
wrth bear resistant garbage containers and outreach materials regarding bears and 
successful wexistence with them inpotential habitat areas. This information 
should include deterrent measures, such as: 

o Using bear-resistant garbage containers, and 
o Using electric fencing 

Landscaping designs should focus on removing thick vegetation closc to areas that people 
use such as parking lots. Fencing can also be a deterrent to wildlife movement into an 
area ifthere are no food sources or other attractants inside tlic fenced area. FWC staff is 
available to assist with residential planning to incorporate the above features. Additional 
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lnfonnation about Florida black bears can be found on our website at 
h l 1 n : / l ~ w ~ ~ . m v f u e , c ~ m l w 1 1 d l i f e k ~ i t a l s )  

Florida Panther 

The proposed project is also located withm the Florida panther Primary 
DispersallExpansion Area as defined by the USFWS. The applicant has proposed to 
mitigate for the habitat impacts to the Florida panther. In order to futtber reduce the 
potential for human-wildlifo interactions. we recommend that PWC's Living with 
Panthers informative brochure be provided to residents within Babcock Ranch 
Community. The Living nlth Panthers brochure can be 
downloaded from our aanther website a t  
~~tm://ww.fli~nda~and~eme(.orcl/imaws/wloads/Livi.~ with Pnntherr9-4-14,~df. In 
addition, Zany wallung or exercise trails are planned, FWC recommands that the 
applicant consider posting informational s~gns  rc@rding appropriate actlons residents 
should take if they encounter wildlife such as Florida panthers, Florida black bears, and 
coyotes. 

Florida Bonneted Bat 

The pmject islocated within the USFWS Consultation Area, for the Florida bonneted bat 
and potential habitat may exist onsite. While specific guidance has not yet beet1 
app&ved for the Florida bonueted bat, the applicant miy want Lo consider identifying any 
potential roost sites that could be used by anv bat svecim wrthin themiect areE If - - 
potential most sites are located, FWC stafftecm&mds bat the c~$ty~hould be scaped 
or the area around it should be searched For signs ofbats. lfbats are found roosting on 
near the project slte, they should be identified to species to determine if they are the 
federally endangered bonneted bat. If Florida bonneted bats are identified, the applicant 
should immediately provide that occununce information to the M C  and the USJWS 
South Florida Eoulogical Services Oftice (ESO). The USPWS South Florida ESO can be 
contacted at (772) 562-3909. 

prescribed Burning 

According to the Environn~enlal Supplcnlcnt, prescribed burning will be used to maintain 
tho native vegetative communities in the mitigation areas. FWC staff recommends that 
the applicant include provisions for a cornmi@ covenant that would ensure the ability 
to pe*form p r d b e d  bums on Era-dependent plant communities within the prosewed 
areas, The applicant may also consider informing prospective home buyers that 
prescribed burning is an acceptable practice for land management and provide 
educational materials on what residents can expect during prescribed bums. Infomation 
regarding prescnied burning can be found at 
litto~llfwcrr.mvfw~.com/doeslLAP~P~~bed Burninn.pdf. 

We appreciate the applicant's willingness to work w~th FWC staff regarding potential 
wildlife issues on the property. If you need any further assistance, p?ease do not hesitate 
to Want JaneChabre either by phone at (850) 410-5367 orby em;ul at 
FWCConservationPI~in~!Smices@~MvFWC~co~~. If yon have specific technicd 
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questions regarding the content of this letter, please contact Mark Scl~ulz at (863) 648- 
3820 or by e l n a i l  at Mark.Scl1ulzt2MvFWC.com, 

Sincerely, 

1 L., > .J-! %.< c,. -49 
i! 

Jennifer D, GoR 
Land Use Planning Program Administrator 
Ofice of Consstvation Planning Serviccs 

jdgimas 
ENV 1-12-2 
O a h c c x k F a n c h P k  lA,.ZU7I2~O&I2IS 

cc: Amy Wicks, Kimley-Horn, on~v,wicks~k~mleu-llom.com 
Church Roborrs. Johnson Endneering CLR(&~ohnsonen~com - - 
Jemlfer Kom, FWC, ~ e m ~ i f e ~ ~ n m @ ~ v ~ ~ ' C . c o m  
Darrell Land, FWC, Darrell,Land~~MvFWC.com 
Brooke Talley, FWC, Brookc.TallevIcL'M~FVI~C~~~m 
Craig Faulhaber, PWC, Crair.Faulhaberi3.MvFWC.com 
Terry Doonan, FWC, Tem.Doonan@,MvFWC.wi%~ 
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Mr. Rey Eubanks 
Plan Pmceaelng Admlnlatrator 
Department of Economic Oppottunlty 
Galdwell Bullding 
107 East Madison Street, MSC 180 
Taltahesaee, FL 32390 

RE: Lee County 17-4DRI Proposed Cllmpnehsnslve Plan Amendment (Babwck) 
Slate Coardlnated Revkw - FDOT Review Cammen* and R e ~ m e n d a t l ~ n s  

Dear Mr. Eubanks: 

The Flodda Department of Transportation (FDOT). Dietrld One has reviewed the Les 
County 1 7 4  DRI proposed Comprehensive Plan Amendment {CPA), looally named CPA 
2010-00013 (Babwck), pursuant to the state coordinated mview (SCR) process set forb 
In 00cMn 163.3184 (4). Florhla Statutes (F.S.)- Thefc~IloMng be summary of the current 
Lee County 17-4 DRI pmp~sed CPA abng with fhe bpartrnbnant's comments end 
reoommendatlans related to important state transportation resources and fadlitlee. 

CPA OVERWEN 
The CPA propoees b amend the Lee County Comprehensive Plan Future Lend Use 
(FLU) Map and FLU Element to aUow a low density, mlxed-use development on 4,157k 
acme of land located dlrecVy south of the lea(Charlotba County Line and east of SR 31. 
In Lee COuhty, FL. (mtbrence Figure I) .  
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FLU Maw Amendments 

Amend the FLU Map (Map 1) to change the FLU category of the property from 
Density ReductionlGroundwater Resource (DWGR) and Wetlands to New 
Community and Watlands 

e Amend the Private Recreational Facilities Overlay (Map 4) to remove the subject 
property from the overlay 

FLU ELER4E.W STEW AMENDMENTS 

Amend Objectives 1.6,35.3,35.4 and 35.1 1 (new Objective and Policies 35.1 1.1,35.12.2 
and 35.1 1.3), Policies 1.6.1 a d  35.3.4 (new Policy), Goal 35, Policy 414.1 . I ,  and Tables 
l(a) and l(b) to allow a maximum density of 1 dwelllng unit per 2.5 acres (T,662 dwelling 
units), nonresidential uses at e 0.15 floor area Patio (FAR) (1,170,000 square feet) and 
provide requirements for clustered development, environmental enhancements and 
permanent consemtion. 
The fatlwvlng summarizes the major highlights of the proposed text amendments: 

Object'ie 1.6 and Policy 1.6.1 provide a maximum density of 1 DU per 2.5 acres 
of uplands for properly outside the Gateway/Aiiport Planning Community, 
establish a minimum size requirement of 2,000 acres for property to be designated 
New Community and provide a cross reference to development parameters for 
property designated New Community within the Morth Olga Community Planning 
area 

r Goal 35, ObjectZves 35.3 and 35.4 and new Policy 35.3.4 reference the uses 
allowed under new Objective 35.1 1 
New Objective 35.11 establishes the New Community FLU cafegory within the 
North Olga Community as follows: 

o New Policy 35.1 1.1 specifies the maximum density of one DU per 2.5 awes 
o New Policy 35.11.2 specifies the maximum permitted FAR of 0.15 for 

nonresidential uses 
o New Policy 35,113 specifies the conditions of a Planned Development 

Rezoning -regarding ~nvironmental Enhancements, Water Quality and 
Hydrologleal Enhancements, Infrastructure Enhancements and Community 
Character 

r PoUcy 114.1.1 allows owners of wetlands adjacent to the New Community FLU 
category to transfer densltles to developable oontiglrous uplands pen Footnotes 9b 
and Qc of Table l(a), Summary of Residential Densities 
Table l(a), Summery of Residential Densities, limits residential densities on the 
New Community FLU category within the North Olga Community to one DU per 
2.5 acres 
Table l(b), Year 2030 Allocations, revises the allomtiins of development 
permitted within each FLU category to reflect the Babcock development in Lee 
county 
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FDOT COMMENTS 

FDOT is responsible for presewing and maintaining the functional operati~n of the State 
Highway System (SHS) and the focus the review is relzted to major transportation issues 
that would create an adverse impact to transportation facilities of state impo&nce and 
identification of measures to eliminate, reduce, or mitigate such adverse impacts in 
accordance with sections 163.3161(3) and 163.3184(4), F.S. Important SHS facilities 
include the Strategic Intermodal System (SIS) and certain significant regional resources 
anti corridors as identified in tha Lee County Metmpoli i  Planning Organization (MPD) 
2040 Long Range Trainsportation Plan (LRTP). 
Based on our review FDOT has three main comments regarding the proposed 
amendments; &year planning horizon, data input and analysis and transportation 
methodology - intersections. Measures recommended by the Department to eliminate, 
reduce, or mitigate the impact of the proposed amendment are also provided. Agency 
comments, F not addressed, may result in a challenge to an adopted amendment. 

FDOT Comment -Planning Horizon: 

Pursuant to 183.3177(5)(a). F.S., any comprehensive plan amendment traffic analysis is 
required to cover at least two planning periods: short-term (5-Year Capital Improvements 
~lement) and lono-ten olannirm horizons to determine the effect of the land use chanae. 
The s t a k  also &tes that addkonal planning periods for land use amendments shall-be 
permissible and accepted as part of the planning process. 
FDOT finds the transmitted CPA package is not consistent with section 163.3177(5)(a), 
F.S. because the submitted amendment only includes analysis of one plannlng period 
(the long-ten (2040) conditions). Since the required short-term 5-year plannlng period 
traffic analysis is not included, the effect of the proposed development on nearby SHS 
facilities, including SR 31, SR 78, SR 80, and 1-75 cannot be fully evaluated. This creates 
concern the proposed development may adversely impact important state resources 
within the short-term planning horizon as well as at build-out (2026). 

Resolution: 

mOT recommends that the short-term (5-year) traffic analysts required 
pursuant to 163.3177(5)(a) be provided with the CPA package and build- 
out (2028) analysis in order to identify Impacts of the proposed development 
to the SHS. Significant and adverse imp&& should include appropriate 
mitigation measures along with a proportionate share calculation for each 
solution. 

FDOT Comment $2 -Data, Input and Analysis: 

FDOT finds the transmitted CPA package is not consistent with sections 163.3177(3)(a)3 
and 163.3177(6)(a)8, F.8. The traffic study supporting this application does not 
adequately reflect future land uses and programmed future improvements. As an 
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example, the revised development pmgram (emailed to FDOT on May 26. 2017) no 
longer includes 42 amateur sports fields and shows that hotel rooms will be reduced from 
1,500 to 600 rooms. In addition, the widening of SR 31 from SR 80 to SF4 78 included in 
the Lee County MPO's Long Range Transportation Plan Cost Feasible Plan was not 
factored into the study. 

In October, 2016 Lee County requested a courtesy review of the draft CPA and original 
CPA traffic study (dated September 27,2016jfrom FBOT. As part of this review several 
inconsistencies between this CPA package, the original report and the revised CPA 
application, Including the accompanying staff report and traffic study, were identified. 
These inconsistencies are summarized in the following Table 1: 

FAR for Nonresidential 
1) Envimnrnental Enhancement & Eoonomlo Dsvwlopment Gverlay speclc to the North Olga Community. 
2) DWGR = Density ReducUonKiroundwater iDWGR). 
3j  ~ o t  Available - ~ o t  specified tn the revisedappficaiion 

FDOT prepared a traffic study memorandum (enclosed) which details the 
noted deficiencies in data inputs and analysis. FDOT staff is available to 
discuss these technical issues with the applicant so that we can adequately 
determine the extent of the proposed development program's short and long 
term impacts and ensure that the future land use map is based on an 
accurate analysis of the availability of facilities and services, pursuant to 
163.31 77(3)(a)3, and 163.31 77(6)(a)8, F.S. 
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FDOT Commeni #3 - inferseetien Methodology: 

FDOT provided comments and recommendations on September 29, 2016 for the 
transportatlon methodology to be utilized in analysls of the proposed development and its 
effect on the SHS roadway network. One of the recommendations was to indude 
intersection anaIysis In the CPA transportation analysis. On October 28, 2016, FDOT 
again recommended intersection analysis be lnduded as part of the CPA transportation 
analysis a part of the courtesy review and technical assistance provided to Lee County. 
To date, intersection traffic analyses for the CPA have not been provided by the applicant, 

Resolution: 

To ensure safe and efficient access to the SHS, FDOT recommends 
intersection analysis be included for the short-term (2021) and build-out 
(2026) horizons as part of the study. Significant and adverse impacts 
should include appropriate mitigation measures along with a proportionate 
share calculation for each solution. 

a. lndude all project entrances along SR 31 (both for BRC DRI and 
Babcock CPA) in the intersection analysis along with a map showing 
all project entrances along SR 3? 

b. Intersection turning movement counts (TMCs) utilized for this study 
should be no more than one-year old 

c. Ail signal'id and major un-slgnalied intersections (including SR 31 
@ SR 80 in Lee County and SR 31 @ CR 74 in Charlotte County) 
on significant roadways should be included in the intersection 
analysis 

d .  Utliize a minlmum 2% heavy vehicle percentage for analysis offuture 
traffic conditions even if existing traffic count data shows heavy 
vehicle percentages of less than 2% 

e. Provide a clear and precise explanation of the methodology to be 
used in identiing adversities and proposed remedy mitigation along 
signalized and un-signalized study intersections in the CPA 
Transportation Methodology. This methodology should include the 
following: 

r Intersections that are anticipated to operate overall at, or 
below, the adopted LOS performance standard 

a Intersection movements and approaches that are anticipated 
to openate at a Vlc ratio > f.0 or LOS E or worse 

i. Include the 1-75 @ SR 78Bayskore Road interchange and conduct 
a queue analysis for all intersection movements operating at LOS E 
or F in both short-term (2021) and build out (2026) analyses to 
confirm that blockage does not occur and to identify any 
improvements needed to accommodate queued vehicles. Please 
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base all atorage Length calculations on FOOT Hens Pwpmtim 
Manual (PPM) procedures 

FWT District One staff Mfl contlnue k, work with Lee County staff and the appleant to 
address our comments and ensure Impacts to the SHS eml SIS facilities of st& 
tmpottanoe are adequately miligated prlor to toaubmlthl ofthe finel amendment package. 
Please contact L w m  Massey at (239) 226-1980 or Sarah Catala at (239) 225-1981 
with any questlone or concern. 

Laura Herrschar 
Intarmodal Sy&mB Dewkpmnt Admlnlstmbr 

Encloeum 

12 LK Nandam, P.E., Florida Department of Transportation 
Steve Wall& Wrlda Department of Transpartation 
Lawrence Massay, Florlda D e p e r t ~ ~ t o f  TmportaUon 
Sarah Catala, Flcrlda Department of Transportetion 
Richard Shine, Eeq., Florida Mpartmrpnt of Tmnsportatloh 
Carmen Monmy, Florida Department of TranspodaHon 
Dana Reldlg, Fbrlda Department &Transpartation ' 
Andy Getch, P.E., Lee County Department of Chmrnunity Development 
Davld Laveland, AICP, Lee County Department of Community Development 
Margaret Wueretle, Southwest Flwlda Reglonal Blannlng Coundl 
Rav Eubanke, FbMa De~ertrnent of Ecmmk O~vortunitv 
~ 6 n d a  ~lnnjn~harn, floilda Department of ~conomlc ~pbrtunlty 
G ~ Q  Nelso~r, Babcock Properly Holdings, LLC 
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Mr. Rav Eubanks 
Plan ~koessing Administrator 
Department of Economic Opportunity 
Caldwell Bullding 
107 Ea& Madison Street, MSC 160 
Tallahassee, FL 32389 

RE: Lee County 174DR1 Proposed Comprohenalve Plan Amendment (Babwck) 
State Coordinated Rsvlwv - Traffic Study Memorandum 

Dear Mr. Eubanks: 

The purpose of this rnem~mndum Is to inform the Deparhnsnt of Economia Opportunity 
(DEO) of the noted deficiancies 1 lnconslstencies in the Traffic Study dated December 6, 
2018 (Exhiblt IV. 8.1, Trafio Circulation Analysis), Included as part of the Lee County 17- 
4DW Proposed CPA (Babccrck) data, Input and analysis. These daficiencies I 
inoonsistencies indude the folbwing: 

I. There are inmnsigtent dewlopment progmm referenoes throughout the CPA 
padtege. Plea- dart@ the proposed development program hughout  tha 
amendment package. 

2. Lee County MPO amended their Long Range Transportation Plan Cost Feasible 
Plan in January 2017 to indude widening of SR 31 fmrn SR 80 to SR 78 as a 
PrivatelGrsnt Funded Project. This improvement Is not included in the sub-area 
validated FDOTIMPD Olstrict 1 Regional Planning Model 
(DIRPM-V1.02-Babw&) used In the CPA Long Ranga 20-Y-r Horizon (2040) 
traffic analysis. Please update the DIRPM-Vl .O2-Babmck to include four lanes 
along SR 31 from SR EO to SR 78. 

3. Please remove discusdons related to Special Generators and Baseball Complex 
since the Baseball Complex is no longer applicable1. Please remove Tramc 
Analysis Lone (TAZ) a113 and the socloeconornic data associatsd with the 
previously propasad Baseball Complex. Also, please update the so&-economic 
data to reflect the reduction of hotel rooms fmrn 1,5W to 600'. 

1 During the SR 31 PD&E Pfojeot TraRlcblemnfarence call on May 26,2017. the applicant sfatad that 
the revised dsvebmenf program (ernelled to FOOT an May 26,2017) no longer Includes the 42 amateur 
sports f~elds, and that the hotel rwms would be reduced fmm 1,500 to 600 moms. 

m.dot.state.fl.us 
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4. Please rerun the DIRPM-V1.02-Babcook with the recommended revisions 
Identified above, and revise the Long Range 20-Year Horizon (2040) traffic 
analysis accordingly. 

5. The analysis included in the traffic study is inconsistent with the currently proposed 
amendmentto M ~ D  4 (Private Recreational Facilities Ovdav) because it includes 
the previously proposeb 42 amateur sports fields, which havkiince been removed 
from the overlay2. Please clarify this inconsistency and revise the analysis as 
appropriate. 

6. The following is in reference to the calculations used in determining the number of 
residential units and the square feet of non-residential land use. 

a. Please clarify the number of residential DUs being proposed, and provide a 
breakdown showing how the 1,662 residential DUs were calculated. 

The proposed 1,662 DUs appear to be based on the entire 4,157k acre site, 
cafculated at one DU per 2.5 acres. Per the CPA Application (pdf page 44), 
the site consisfs of 3,427.8 acres of uplands, 729.4 acres of wetlands and 
surface water (671.8 acres of wetlands and 57.6 acres of total surface waters]. 
Based on these acreages, the Department calculates the total number of 
residential units as follows: 

a The 3,427.8 acres of uplands at one DU per 2.5 acres yields 1,371 DUs, 
and the 729.4 acres of wetlands at one DU per 20 acres (FLU Element 
Policy 1.5.1) yields 36 DUs, resulting in a total of approximately 1,407 DUs; 
which is less than the 1,662 DUs described in the Project Summary. 

b. Please provide a breakdown showing how the 1,170,000 square feet of 
commercial uses were calculated based on the 0.15 FAR (see pdf pages 4 and 
44 of the CPA package). 

7. Policy 114.1.1 references Footnotes 9b and 9c of Table l(a), Summary of 
Residential Densities. Please verify the Footnote references as Table l(a) on pdf 
pages 32 and 33, does not include Footnotes 9b and 9c. 

8. The following deficienoles pertain to the revised Traffic Study - Future Conditions 
Without CPAand FutureCondiions With CPA- Exhibits 2-1 and 2-2 (Lee County). 

a. Please revise the service volume along SR 31 from SR 80 to Bayshore Road 
from 970 to 924. The service volume of 880 (corresponding to acceptable LOS 
standard D for a Class 1 2-lane arterial located In an Urbanized Area) should 
be adjusted by 5% only once for the presence of exclusive right turn lanes. 

2 Dunng the SR 31 PD&E Project Traffic teleconference call on May 26. 2017, the applicant stated tnat 
the revise0 development Droqram (ernailed to FDOT on Mav 26,20171 no Ionper incl~des the 42 amateur 
sports flelds, and that the'hotal rooms would be reduced f r im 1.500 td 600 rooms. 

www.dotstate.fl.us 
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b. Please revise the senrice volume along SR 31 from Bayshore Road to Old 
Rodeo Drive from 2,205 to 2,100. The sewice volume of 2,000 (corresponding 
to acceptable LOS standard D for a Class I 4-lane arterial located in an 
Urbanized Area) should be adjusted by 5% only once for the presence of 
exclusive right turn lanes. 

9. The following deficiencies pertain to the revised Traftlc Study - Future Conditions 
Without CPA and Future Conditions With CPA - Exhibits 2-1 and 2-2 (Charloffe 
County). 

a. Please revise the sewice volume along SR 31 from Cook Brown Road to 
DeSoto County Line fmm 670 to 850 consistent with the Revised Methodology 
dated November 21. 2016, since it is an uninterrupted highway in a rural 
developed area. 

10.The following deficiencies pertain to the revised Traffic Study - Future 
Transportation Needs Without CPA. 

a. Please revise the number of lanes along SR 80 from SR 31 to Buckingham 
' Road from 6 lanes to 4 lanes under the column "Lee Country MPO 2040 LRTP 

Cost Feasible Network # of Lanes". 

b. Please revise the number of lanes along SR 31 from SR 80 to SR 78 from 2 
lanes to 4 lanes under the column "Lee Country MPO 2040 LRTP Cost 
Feasible Network # of Lanes". 

c. Based on the analysis provided in Exhibit 2-2, please revise the "CPA Analysis 
Needed #of Lanes" from 8 to 6 for SR 31 from Lee County Line to Cook Brown 
Road. Accordingly, please revise the number of lanes under 'Changes to 
Adopted MPO Needs Plan" from "Add 4 lanes" to "Add 2 lanes". 

d. Based on the analysis provided in Exhibit 2-2, please revise the "CPA Analysis 
Needed # of Lanes" from 4 lanes to 6 lanes for 1-75 from Charlotte County Line 
to Tuckers Grade, 

11.The following deficiencies pertain to the revised Traffic Study - Future 
Transportation Needs With CPA: 

a. FDOT does not support separating right turn volumes from through volumes 
in determining the number of lanes required for the roadway segment. 
Therefore, please revise the "CPAAnalysis Needed # of Lanes" from 6 lanes 
to 8 lanes for SR 31 from North River Road to Babwck Lee Entrance similar 
to "Without Project Scenario". 

b. Per the analysis provided in Exhibit 3-2, please revise the %PA Analysis 
Needed # of Lanes" from 6 lanes to 4 lanes for SR 31 from Lee County Line 
to Cook Brown Road. 
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FDOT District One looks forward to working expeditiously with Lee County and the 
applicant to address the above listed deficiencies in data, input and analysis and ensure 
any impacts to fhe SHS and SIS facilities of state importance are adequately mitigated 
prior to the submittal of the final amendment package. Please contact Lawrence Massey 
at (239) 225-1980 or Sarah Catala at (239) 225-1981 (at your earliest convenience) so 
that we can set up a meeting to review and address these deficiencies. 

Sincerely, 

Laura Herrscher 
Distri~t Intermodal Systems Development 
Administrator 

CC: LK Nandam, P.E., Florida Department of Transportation 
Steve Walls, Florida Department of Transportation 
Lawrence Massey, Florida Department of Transportation 
Sarah Catala, Florida Departrnent of Transportation 
Richard Shine, Esq., Florida Department of Transportation 
Carmen Monroy, Florida Department of Transportation 
Dana Reiding, Florida Department of Transportation 
Andy Getch, P.E., Lee County Department of Commun.?! Development 
David Loveland, AICP, Lee County Department of Community Development 
Margaret Wuerstle, Southwest Florida Regional Plannlng Council 
Ray Eubanks, Florida Department of Economic Opportunity 
Brenda Winningham, Florida Department of Economic Opportunity 
Gary Nelson, Babcock Property Holdings, LLC 



July 18,2M7 

Ms. Mikkl Rozdafskl 
Plannbg Menager 
Department of Cornmunlh/ Development 
P.0, BOK 398 
Fort Myers, Fhrlda 339026398 

Re: Lse County CPAPOlE-0001P /DEO 17-40R1 

Dear Ms, Rozdolskl: 

The staff of the Sauthwest Florida Rdonal Plannlng Councll has revlewed the proposed 
amendment (DEO 17-4DRI) to the Lee County Comprehensive Plan. The review was performed 
aczordlng to the requlrementr of the Local Government Comprehenrlve Planning end Land 
Development Regulation Act. 

The Councll wlll review the proposed amendment and the sbff remmmendatlons at its 
September 2 2  2017 meeting. Councll staff is remmrnendh~ that the request be found 
regionally d@llcant and conditionally consfrteht with the SRPP. As pravlously stated in our 
rwlew of tha Bebmck Ranch Clearance l e e r  for the Lee County portlon, staW recommended 
9he pro- not go through the state coordinated revlew process Instead it must be revlewed 
as a substantial devlatlcn to the Charlotte Caunty Bqbcock nanch MDO DRI. 

A copy of the omclel staff report lrxplelnlngthe Councll staRs rewmmendation Is attached. If 
Coundl actlon differs fmrn the staff recommendation, we will notify you. 

k Mr. EubenLr, ndml~lrtrawr, Plan Rcvlew andPmmrrlng, (lepa-nl of Emnorn~c Davsbpment 
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Mr. Ray Eubant~ 
Plan Proc&sing Administrator 
State Land Plannlng Agency 
Cdldwell Bullding 
107 East Madlson- MSC 16.60 
Tallahassee, FL 32399-0800 

Re: 1- CwWy CPA2QiMMOI3 / DEO 274DR1 

Dear Mr. Eubanks: 

The staff of the Southwest Florida Regional Planning Council has revlewd the proposed 
amendment [DEO 17-40RI) to t hehe  County tamprehenslve Plan. The review was perhrmed 
according to the requirements af the Local Government Comprehemlva Planning and Land 
Darelopment RegulatJon Act, 

The Council will revlew thc proposed amendment and the staf f  recommendations at its 
September 21, 2017 meeting. Cauncll staff is recommending that the rsquea he found 
regionally significant and condlonally cbnsistent wkh the SKPP. As previously stated in our 
review of the Babcoek Ranch Clearance Letter for the Lee County portlon, staff rewmmanded 
-the project not go through the state coordinated revlew pr0ce.s Instead it must be revlewed 
as a substantial dcvlatlon to the Charterte County Babmck Ranch MDO DRI. 

A copy of the offidal staff report e~plalning the council stars recommendation is attached. If 
council actlon dlffers fmm the staff recommendation, we will notlfy you, 

~nuthw& Florfda Reglonal Planning Csundl - - 

Cc: Mr. kozrbWd. La6 Wnty 



LDCALOMIERWnFT CWt3PREHENSIVE PLAN AMENDMENTS 
LEE coum 

The Ceuncli staff has revlewed the proposed evrlustion and appraisal based amendmenb to the  re 
County Comprehensive Plan (DEO 17-4DRI). These amendmcms were developed under the 1-1 
Government Comprehensive Pbnning and Land Development Regufation kt t .  A ssynopslr of the 
requlremenrs of the Act and Council responribilltles is pmvldcd as Attachment I. Comments are 
provided in Attachment ii. Slte lccatbn maps can be reviewed in Attachment Ill. 

Staff review of the proposed amendments was based an whether they were likek to be of regional 
concern. Thk was determined through aseument of the followingfsctors: 

1. --In or near a reglonal resource or regional activity center, such that It lmpads the 
r e g l 0 ~ l  resource orfadllty; on or w-lthin one mlle & a  county boundary; generally applkd tosites 
of Rw a m  or mare; sizt alane is not nccessarllv a deteminent of d o n a 1  s ~ c a n c e ;  

2. Mannitude-equal to or greater than the threrhokl for a Development of Regional Impact of the 
sametype (a DRI-related amendment Is considered regionally rignlfimnt]; and 

3. Cham--of a unique type or we, a use of mlonal significance, or a change in thc local 
comprehensive plan that wuld be applied throughout the local lurlsdlctlon; updates, editorial 
revisions, etc. are not regionally significant. 

A summary oftha results of the review follows: 

Factors of Regional Significance 

P~DDOSB~ 
Amendment Character u s t e r n  
DEO 17-4DRI Yes No No (1) Regionally slgnifiant 

(2) Conditionally consistent with SRPP 

RECOMMENDED ACTION: Approve staff comments. Autharlze stiff to forward comments to 
the Depamnent of Economic Opportunity and Lee County 
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COMMUNITY PLANNING ACT 

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

1. Future Land Use Element; 
2. Traffic Circulation Element; 

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

J .  General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural 
Groundwater Aquifer Recharge Element; 

4. Conservation Element; 
5. Recreation and Open Space Element; 
6. Housing Element; , 
7. Coastal Management Element for coastal jurisdict~ons; 
8. Intergovernmental Coordination Element; and 
9. Capltal Improvements Element. 

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

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



COMPREHENSIVE PLAN AMENDMENTS 

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

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

the locaigovernment that transmits the amendment, 
the regional planning council, or 
an affected person. 

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

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

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

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

NOTE: THE ABOVE IS A SIMPLIFIED VERSION OFTHE LAW. REFER TO THE STATUTE (CH. 163, FS) FOR 
DETAILS. 
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LEE COUNTY COMPREHENSIVE PLAN AMENDMENT (DEO 17-4DRi) 

RECEIVED: JUNE 13,2017 

Summarv of Pro~osed Amendment 
Lee County DEO 17-4DRI (Babcock) proposes both map amendments and text amendments: 

p l a D  Amendments:  mend Map 1, the Future Land Use Map, to change the future land use category of 
the property from Density Reduction/Groundwater Resource (DR/GR) and Wetlands to New Community 
and Wetlands; and Map 4, the Private Recreational Facilities Overlay, to remove the subject property 
from the overlay. 

Text Amendments: Amend Objective 1.6, Goal 35, Policy 1.6.1, and Tables l(a) and l(b) to allow a 
maximum density of 1 dwelling unit per 2.5 acres, nonresidential uses, and provide requirements for 
clustered development, environmental enhancements and permanent conservation. 

The requested amendments would allow a low density mixed-use development with a maximum of one 
dwelling unit per 25 acres (1,662 dwelling units) and commercial a t  a 0.1s floor area ratio (1,170,000 
square feet). The development will be clustered onto 1,662 acres, approximately 40% of the subject 
property. The remaining land, 2,494 acres or 60% of the propetty, will be for conservation and restored. 
Thls conservation and restoration will have positive impacts on water quality, wildlife, downstream 
flooding, and groundwater resources. In addition, it will add to the already extensive conservation land 
within Northeast Lee County. 

The subject property i s  approximately 4,157 acres and is located with~n the Babcock Ranch DRI. To the 
north, the property abuts the LeefCharlotte County line. To the east are 20/20 Conservation Lands, 
Telegraph Creek Preserve and Bob lanes Presenre. To the west, the property abuts State Road 31 (SR 
31). Across SR 3 1  are single famlly homes and agricultural activities on parcels ranging in size from one 
acre to approximately 240 acres. To The south is State Road 78 [SR 78), North River Road. There are 
some single family homes and agricultural activities on parcels ranging in size from approximately 1.4 
acres to approximately 400 acres immediately abutting the subject property north of North River Road. 
South of North River Road are properties within the Rural future land use category and AG-2 zoning 
district that range In size from approximately 5 acres to over 300 acres. 

Regional and Extra-JurisdFctional impacts 
The Florida Department of Transportation (FDOT) provlded comments that are attached in this report. 
FDOT states that their comments, if not addressed, may result in a chalienge to an adopted amendment. 
FDOT Comment 1 explains that the required short term (5 year] traffic analysis has not been submitted 
In the transmittal. FOOT Comment 2 points outthat the traffic study does not adequately reflect future 
land uses and programmed future improvements. FDOT Comment 3 recommends that an intersection 
traffic analysis be hcluded for the proposal. FDOT prepared a traffic study memorandum which is also 
attached. 
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Given the comments from FDOT, Council staff flnds this amendment is regionally significant in regards to 

location, due to the potential impacts on state transportation systems. The amendment is cond~tionally 
consistent with the SRPP If the transportation issues are resolved. As previously stated in our review of 

the Babcock Ranch Clearance Letter for the Lee County portion, we recommended "the project not go 
through the state coordinated review process instead it must be reviewed as a substantial deviation to 
the Charlotte County Babcock Ranch MDO DRI. The Lee County Babcock Ranch must be reviewed 
cumulatively for regional impacts as one project wlth Charlotte County Babcock Ranch. This cumulative 
analysis is particularly necessary for the transportation impacts to be reviewed as one development 
project for mitigation on State Road 3 1  and other Lee County Roads that receive the majority of traffic 

from the total Charlotte/Lee Bahcock Ranch. The best review process to address cumulatlve impacts and 
for "shlfilng of intensities already approved immediately north of county line by Charlotte County is@r 

the total Babcock Ranch to submrt a Master Application for Development Approval in Lee County with 
incremental applications as the development in Lee become solidified when actual development is 

ready to be developed". 

Council staff finds this amendment regionally. significant in regards to location and conditionally 
consistentwith the SRPP if the transportation issues are resolved. Council staff additionally recommends 
that this project be reviewed as an AMDA DRi. 

Recommended Action 

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



Mr. Ray Eubanks 
Plan Prooeaalng Administrator 
Department of Emomlc Oppottunity 
Geld& Bulldlng 
707 East Madison Street, MSC l 6 D  
Tallahme, Fl. 32308 

RE: Lor County l74DRI Proposed Compreh~nslve Plan Amendment (Babcock) 
Str t .  CoardIW Rovlsw - FOOT Revlew Comments and RecommendaHone 

Dear Mr. Eubanh: 

The Rorida Deparknent of Tranaportatlon (FDDT), Msbict h e  has reviewed the bx 
County 17-4 DRI proposed Comhenaive Plan Amendment (CPA), locally named CPA 
2018-000i3 (Babmck), pursuant to the stete coordinated ravlew (SCR) process set forth 
In sedan 183.3184(4), Florlda Siatuk (F.8.). The fobwing is a summary of the cumnt 
bee County 174 DRI pmpsed CPA along with the DepartmeMs comments end 
re~ornrnendatione related to imponsnt state transport&n resourns and fadlllles. 

P A  OVERVIEY(! 
The CPA proposes to amend the Lea County Comprehensive Plan Future Land Use 
(FLU) Map and FLU Element to allow a low density, mMebuse development an 4,157& 
acre6 of land loceted dlrediy aouth of the UelCharlot~e CoUntY Lke and east of SR 31. 
In Lee County. FL. (refawn& Flgwe 91. 
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FLU Mas Amendments 

Amend the FLU Map (Map l) to change the FLU categoly of the property from 
Density ReductionlGroundwater Resource (DIVGR) and Wetlands to New 
Community and Wetlands 

r Amend the Private Recreational Facilities Overlay (Map 4) to remove the subject 
property from the overlay 

FLU ELEMENT TEXT AMENDMENTS 

Amend Objectives 1.6,35.3,35.4 and 35.1 1 (new Objective and Pollcies 35.1 3.1,35.11.2 
and 35.1 1.3), Policies 1.6.1 and 35.3.4 (new Policy), Goal 35, PoUcy 114.1 .I, and Tables 
l(a) and l(b) to allow a maximum density of 1 dwelling unit per 2.5 acres (1,662 dwelling 
units), nonresidential uses at a 0.15 floor area ratio (FAR) (1,170,000 square feet) anti 
provide requirements for clustered development, environmental enhancements and 
permanent consewation. 
The following summalizes the major highlights of the proposed text amendments: 

Objective 1.6 and policv 1.6.1 ~rovide a maximum densltv of I DU oer 2.5 acres 
;<uplands for propeky outkie the ~ateway l~ i r~or t '  planningm Community, 
establish a minimum size requirement of 2,000 acres for property to be designated 
New Community and provide a cross reference to development parameters for 
property designated New Community within the North Olga Community Planning 
area 

e Goal 35, Objectives 35.3 and 35.4 and new Policy 35.3.4 reference the uses 
allowed under new Objective 36.11 

a New Objective 35.d 1 establishes the New Community FLU category within the 
North Olga C~mmunity as follows: 

o New Policy 35.1 2.1 specifies the maximum densityof one DU per2.5 acres 
o New Policy 35.1T.2 specifies the maximum permitted FAR of 0.15 for 

nonresidential uses 
o New Policy 35.11.3 specifies the conditions of a Planned Development 

Rezonlng regarding Environmental Enhancements, Water Quality and 
Hydrological Enhancements, Infrastructure Enhancements and Community 
Character 

Policy 1-l4.1.1 allows owners of wetlands adjacent to the New Community FLU 
category to transfer densities to developable conliguous uplands per Footnotes Bb 
and 9c of Table l(a), Summaly of Residential Densltles 

e Table l(a), Summary of Residential Densities, limits residential densities on the 
New Community FLU category withh the North Olga Community to one DU per 
2.5 acres 
Table l(b), Year 2030 Allocations, revises the allocations of development 
permitted within each FLU categoly to refled the Babwck development in Lee 
County 
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FDBT COMMENTS 

FDOT is resaonsible for aresewinn and mainiaininu the functional o~eration of the State 
Highway ~ ~ s f e t n  (SHS) and thefo&s the review i k la ted  to maj~rbn~or ta i ion  issues 
that would mate an adverse impact to transportation facilities of state importance and 
identification of measures to eliminate, reduce, or mltlgate such adverse impacts in 
accordance with sections 163.316113) and 163.348414). F.S. lmoortant SHS faciiies 
Include tho Strategic Intermodal sy&m (SIS) and ceiain slgniflcant regional resources 
and conidors as identified in the Lee County Metropolilan Planning Organization (MPO) 
2040 Long Range Tmnsportation Plan (LRTP). 
Based on out review FDOT has three maln comments regarding the proposed 
amendments; 5-year planning horizon, data input and analysis and transportation 
methodology - intersections. Measures recommended by the Department to eliminate, 
reduce, or mitigate the impact of the proposed amendment are elso provided. Agency 
comments, if not addressed, may resun in a challenge to an adopked amendment. 

FDOP Comment #% - POsnnBng Horizon: 

Pursuant to 163.3177(5)(a), F.S., any comprehensive plan amendment traffic analysis is 
required to cover at teast two planning periods; short-term [Wear Capital Improvements 
Element) and long-term planning horizons to determine the effect of the land use change. 
The statute also states that additional planning periods for land use amendments shall be 
permlssible and accepted as part of the planning process. 
FDOT finds the transmitled CPA package is not consistent wlth sectlon 163.3177(5)(a), 
F.S. because the submitted amendment only inoludes analysls of one planning period 
(the long-term (2940) conditions). Since the required short-term 5-year planning period 
traffic analysis is not induded, the effect of the proposed development on nearby SHS 
facilities, including SR 31, SR 78, SR 80, and 1-75 cannot be fully evaluated. Thls creates 
concern the proposed development may adversely impact importan: state resources 
within the short-term planning horizon as well as at build-out (2026). 

Resolution: 

FDOT recommends that the short-term (5year) traffic analysis required 
pursuant to 163.3177(5)(a) be provided with the CPA package and build- 
out (2026) analysis in order to identify impacts of the proposed development 
to the SHS. Significant and adverse impacts should include appropriate 
mitigation measures along wlth a propoflionate share calculation for each 
solution. 

FOOT Comment #2 -: Data, hput and Analysis: 

FDOT finds the transmitted CPA package is not consistent with secfions 163.3177(3)(a)3 
and 163.3177(6)(a)8, F.S. The traffic study suppotting this application does not 
adequately reflect future land uses and programmed future improvements. As an 
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example, the revised development pmgmm (emailed to FDOT on May 26, 2017) no 
longer includes 42 amateur sports fields and shows that hotel rooms will be reduced from 
4,500 to 600 rooms. In addition, the widening of SR 31 from SF? 80 to SR 78 included in 
the Lee County MPO's Long Range Transportation Plan Cost Feasible Plan was not 
factored into the study. 

In October, 2016 Lee County requested a courtesy review of the draft CPA and original 
GPAtraffic study (dated September 29,2016) from FDOT. As part of this review several 
inconsistendes between this CPA package, the original report and the revised CPA 
applicatlon, including the accompanying staff report and traffic study, were identtted. 
These inconsistencies are summarized in the following Table 1: 

I I I I 

I 0.25 0 15 MA3 
1) Envimnmentsl Enhancement & Economlo Development Overlay speck b he North O!ga Communlhl. 
2) DWGR = Density ReductrorVQroundwater (DWGR). 
3) Not Available - Not specffiad in the revised applialllon 

FDOT prepared a traffic study memorandum (enclosed) which details the 
noted deficiencies in data inputs and analysis. FOOT staff is available to 
discuss these technical issues with the applicant so that we can adequately 
determine the extent ofthe proposed development program's short and long 
tern impads and ensure that the future land use map is based on an 
accurate analysis of the availability of facilities and services, pursuant to 
163.3174(3)(a)3, and 163.3177(6)(a)8, F.S. 
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FDOT Comment #3 - intersection Methodology: 

FDOT provided comments and recommendations on September 29, 2016 for the 
tmnsportatlon methdo\ogy to be utilized in analysis of the uro~osed develoument and its 
effect on the SHS roadway network, One of the recommendations was to include 
intersection analysis in the CPA transportation analysis. On October 28. 2016, FDOT 
again recommended intersection analysis be included as part of the CPA transportation 
analysis a part of the courtesy review and technical assistance provided to Lee County. 
To date, intersection traffic analyses for the CPA have not been provided by the applicanY. 

Resolution: 

To ensure safe and efficient access to the SHS, FDOT recommends 
intersection analysis be included for the short-term (2021) and build-out 
(2026) horizons as palt of the study. Significant and adverse impacts 
should include appropriate mitigation measures along with a proporlionate 
share calculation for each solution. 

a. Include all project entrances along SR 31 (both for BRC DRI and 
Babcock CPA) In the intersection analysis along with a map showing 
all project entrances along SR 31 

ba intersection turning movement counts (TMGs) utilized for this study 
should be no more than one-year old 

c. All signalized and major un-signalized intersections (including SR 31 
@ SR 80 in Lee County and SR 31 @ CR 74 in Charlotte County) 
on significant roadways should be Included in the intersection 
analysis 

6. Utlllze a mlnlmum 2% heavy vehicle percentage for analysis of future 
traffic conditions even if existing t~affic count dafa shows heavy 
vehicle percentages of less than 2% 

e. Provide a clear and precise explanation of the methodology to be 
used in identifying adversities and proposed remedy mitigation along 
signalized and un-signalized study intersections in the CPA 
Transportation Methodology. This methodology should include the 
following: 

intersections that are anticipated to operate overall at, or 
below, the adopied LOS performance standard 

0 Intersection movements and approaches that are anticipafed 
to operate zt a v h  ratio > 1.0 or LOS E or worse 

f. Include the 1-75 @ SR 78lBayshore Road interchange and conduct 
a queue analysis for all intersection movements operating at LOS E 
or F in both short-term (2021) and build out (2026) analyses to 
confirm that blockage does not occur and to identify any 
improvements needed to accommodate queued vehicles. Please 
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base ell storage length calculations on FDOT Plane Prepamtlon 
Manual (PPM) pmceduree 

FOOT DWct One staffwlll conttnue to work with Lee County staff and the applicant to 
address our comments and ensure impacts to the SHS and SIS fadtitles of state 
Importance are adequately mmated prlw to submlltel of the h I  amendment package. 
Please contact Lawrence Massey et (23) 226-1880 or Sarah CBtala at (239) 226-1981 
with any questionsor concerns. 

Sincerely, 

Laura Herrscher 
Intermodal Swmer Dewlopment Administrator 

C: LK Nandam, P.E., Florida Department of Transportation 
Steve Walls, Florfda Department of Transportetion 
Lawrence hlassey. Florida Department af Transportation 
Sarah Cetala. Florlda Department of Transpomn 
Wchard Shins, Esq., Florida Department of Transportatton 
Carmen Monroy, Florjda Departmenf of Tnansportatlon 
Dana Reldlng, Florlda Deparbnent of Tran~portation 
Andy G k h ,  P.E.. Lee County Department of Community Development 
David Loveland, AICP, Lee County Department of Gommunly Development 
Margaret Wuwetle, Southwest Fl~rlda Regional Planning Council 
Ray Eubenks, Florida Deparhnent af Economic Opportunity 
Brenda Whnlngham, Florkla Department of Economic Opportunity 
Gary Nelson, Babwck Property Holdings, LLC 
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Mr. Ray Eubanks 
Plan Pmwssing Admlnistrabr 
Deparbnent of Economic Opportunity 
Galdwell Buifding 
107 East Wladimn Street, MSC 160 
Tallahassee, FL 32398 

RE: Lee County 17-4DRI Pmpo%ed Comprehensive Plan Amendment (Babmck) 
State Coordinated Revlew - Traffic Study Memorandum 

Dear Mr. Eubanks; 

The oumse of thia memorandum ia to infarm the Dmrtment of Economlc Oooortunitv 
( D E ~ J  &the noted deRclencies I inconsie$encies in th;3 Tram Study dated Gbrnber z, 
2016 (Ealbit IV, B.1, Traffic Circulation Analysb), included as part of the Lee Countv 17- 
4DR1-Propassd CPA ( B a h k )  data, input and analysis. These defldendis I 
inconsistencies Include the following: 

1. There am inmstent development program references thrnughout the CPA 
padrage. Please clarify the proposed development program throughout the 
amendment package. 

2. Lee County MW amended their Long Range Transportation Plan Cost Feasible 
Plan in Januaty 2017 to include widening of SR 31 from SR 80 to SR 76 as a 
PrivateIGrant Funded Project. Thls improvement is not Included in the sub-area 
validated FOOTIMP0 DIs(rfct 1 Regional Plannlng Model 
(DIRPfvi-V1.02-Babcooh) used in the GPA Long Range 20-Year Horizon 12040) 
Raflic analysis. Please update the DlRPM-VI.OZ_Babcock to indude four lanes 
along SR 31 fram SR 80 tD SR 78. 

3. Please remove discussions related to Special Generators and Baseball Carnplex 
since the Baseball Complex is no longer applicablei. Ploase remove P r a h  
Analysis Zone (TAZ) H I 1 3  and the sooio-economic data assodated with the 
predsusfy proposed Baseball Carnplex. Also, please update the sodo-awnomlo 
data to reflect the reduction af hotel moms from 1,500 to 800'. 

Durinp the SR 31 PD&E Project TraMc tdemnferenm call on May 26,2017, tho applicant stated that 
Ihe rev~sed development program (malled lo FOOT on May 26,2017) no mger tnc ~ d e 8  the 42 amateur 
sports flalds, and that tno hotel rooms would bc reducea from 1,600 to 600 rooms. 
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4. Please rerun the D l  RPM-Vl .OZBabcock with the recommended revisions 
identified above, and revise the Long Range 20-Year Horizon (2040) traffic 
analysis accordingly. 

5. The analysis included in the traffic study is inconsistent with the currently proposed 
amendment to Map 4 (Private Recreational Facilities Overlay) because it includes 
the previously proposed 42 amateur sports fields, which have since been removed 
from the overlay2. Please clarify this inconsistency and revise the analysis as 
appropriate. 

8. The following is in reference to the calculations used in determining the number of 
residential units and the square feet of non-residential land use. 

a. Please clarify the number of residential DUs being proposed, and provide a 
breakdown showing how the 1,682residential DUs were calculated. 

The proposed 1,662 DUs appear to be based on the entire 4,157t acre site, 
calculated at one DU per 2.5 acres. Per the CPA Application (pdf page 44), 
the site consists of 3,427.8 acres of uplands, 729.4 acres o$ wetlands and 
surface water (671.8 acres of wetlands and 57.6 acres of total surface waters). 
Based on these acreages, the Department calculates the total number of 
residential units as follows: 

The 3,427.8 acres of uplands at one DU per 2.5 acres yields 1,371 DUs, 
and the 729.4 acres of wetlands at one DU per 20 acres (FLU Element 
Policy 1.5.1) yields 36 DUs, resulting in a tofal of approximately 1,407 DUs; 
which is less than the 1,662 DUs described in the Project Summary. 

b. Please provide a breakdown showing how the f,170,000 square feet of 
commercial uses were calculated based on the 0.15 FAR (see pdf pages 4 and 
44 of the CPA package). 

7. Policy 114.1.1 references Footnotes 9b and 9c of Table l(a), Summary of 
Residential Densities. Please verify the Footnote references as Table l(a) on pdf 
pages 32 and 33, does not include Footnotes 9b and 9c. 

8. The following deficiencies pertain to the revised Traffic Study - Future Conditions 
Without CPA and Future Conditions With CPA- Exhibits 2-1 and 2-2 (Lee Counfy). 

a. Please revise fhe service volume along SR 31 from SR 80 to Bayshore Road 
from 970 to 924. The service volume of 880 (corresponding to acceptable LOS 
standard D for a Class I 2-lane arterial located in an Urbanized Area) should 
be adjusted by 5% only once for the presence of exclusive right turn lanes. 

During the SR 31 PD&E Project Traftic teleconference call on May 26,2017, the applicant stated that 
the revised development program (emailed to FOOT on May 26,2017) no longer includes the 42 amateur 
sports Relds, and that the hotel moms would be reduced from 1.500 to 600 rooms. 

wwnrdot state.fl.us 
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b. Please revlse the sewice volume along SR 31 from Bayshore Road to Old 
Rodeo Drive from 2,205 to 2,100. The service volume of2,OOO (corresponding 
to acceptable LOS standard D for a Class I Clane arterial located in an 
Urbanized Area) should be adjusted by 5% only once for the presence of 
exclusive tight turn lanes. 

9. The following deficiencies pertain to the revised Traffic Study - Future Conditions 
Without CPA and Future Conditions With CPA - Exhibits 2-1 and 2-2 (Charloffe 
County). 

a. Please revise the service volume along SR 31 from Cook Brown Road to 
DeSoto County Line from 670 to 850 consistent with the Revised Methodology 
dated November 21, 2016, since it is an uninterrupted highway in a rural 
developed area. 

10.The following deficiencies pertain to the revised Traffic Study - Future 
Transportation Needs Without CPA. 

a. Please revise the number of lanes along SR 80 from SR 31 to Buckingham 
Road from 6 lanes to 4 lanes underthe column "Lee Country MPO 2040 LRTP 
Cost Feasible Network # of Lanes". 

b. Please revise the number of lanes along SR 31 fmrn SR 80 to SR 78 from 2 
lanes to 4 lanes under the column "Lee Country MPO 2040 LRTP Cost 
Feasible Network # of Lanes". 

c. Based on the analysis provided in Exhibit 2-2, please revise the "CPA Analysis 
Needed % of Lanes" from 8 to 6 for SR 31 from Lee County Line to Cook Brown 
Road. Accordingly, please revise the number of lanes under "Changes to 
Adopted MPO Needs Plan" from "Add 4 lanes" to "Add 2 lanes". 

d. Based on the analysis provided in Exhibit 2-2, please revise the "CPA Analysis 
Needed #of Lanes" from 4 lanes to 6 lanes for 1-75 from Charlotte County Line 
to Tuckers Grade. 

1l.The following deficiencies pertain to the revised Traffic Study - Future 
Transportation Needs With CPA: 

a. FDOT does not support separating right turn volumes from through volumes 
in determining the number of lanes required for the roadway segment. 
Therefore, please revise the "CPAAnalysis Needed #of Lanes" from 6 lanes 
to 8 lanesfor SR 31 from North River Road to Babcock Lee Entrance similar 
to "Without Project Scenario". 

b. Per the analysis provided in Exhibit 3-2, please revise the "CPA Analysis 
Needed # of Lanes" from 6 lanes to 4 lanes for SR 31 from Lee County Line 
to Cook Brown Road. 
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FDOT District One looks forward to working expeditiously with Lee County and the 
applicant to address the above llsted deficiencies in data, input and analysis and ensure 
any impacts to the SHS and SIS facilities of state importance are adequately mitigated 
prior to the submittal of Ule final amendment package. Please contact Lawrence Massey 
at (239) 225-1980 or Sarah Catala at (239) 225-1982 (at your earliest convenience) so 
that we can set up a meeting to review and address these deficiencies. 

Sincerely, 

Laura Herrscher 
District lntermodal Systems Development 
Administrator 

CC: LK Nandam, P.E., Florida Department of Transportation 
Steve Walls, Florida Department of Transportation 
Lawrence Massey, Florida Department of Transportation 
Sarah Catala, Florida Department of Transportation 
Richard Shine, Esq., Florida Department of Transportation 
Carmen Monroy, Florida Department of Transportation 
Dana Reiding, Florida Department of Transportation 
Andy Getch, P.E., Lee County Department of Community Development 
David Loveland, AICP, Lee County Department of Community Development 
Margaret Wuerstle, Southwest Florida Regional Planning Council 
Ray Eubanks, Florida Department of Economic Opportunity 
Brenda Winningham, Florida Deparbnent of Economic Opportunity 
Gary Nelson, Babcock Property Holdings, LLC 
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October 19,201 7 

Mr. Brandon Dunn 
Lee County Planning Division 
1500 Monroe Street 
Fort Myers, FL 33901 

RE: Babcock Comprehensive Plan Amendment 
CPA2016-00013 

Dear Mr. Dunn: 

Enclosed please find responses to the Department of Economic Opportunlhes (DEO) comments received 
August 16, 201 7. The following information has been provided to asslst in your review of the pebtlon: 

3. Six (6) coples of the Comment Response Letter; 
4. SIX (6) copies of the revised Text Amendment; 
5. Six (6) copies of the Infrastructure Analysis; 
6. SIX (6) copies of the MSKP Town and Countty Utilities Water Conservation Plan; and 
7. Six (6) copies of the Babcock Ranch Communltles Water Demand & Wastewater Flow Proiections 

prepared by CDM. 

The following is a list of DEO recommendations with our responses in bold: 

1 .  New Community Land Use lntensitv and Mix of Uses: Revise Amendment 17-4DRI to establish a 
meaningful and predictable standard (e.g., percent distribution of mix among residentlal and 
nonresidential land uses) that defines the quantitative distribution of the mix of land uses in order 
to ensure that development within the New Community future land use category achieves and is 
consistent with the intended purposes stated in proposed Objective 1.6 and Pollcy 1.6.1 of a 
large-scale multi-use community with a balance and complete range of residential and 
nonres~dential land uses. The distribution of mix among residential and non-residential land uses 
should be based on applicable units of measure such as: (1) gross acres residential and gross 
acres non-residential; or (2) residential dwelling units and non-residential square feet, which 
define the quantitative mix of residential and non-resident101 land uses. Revise Amendment 17- 
4DRI to establish a meaningful and predictable standard for the intensity of non-residential land 
uses allowed withln the New Community future land use category. For the intensity of non- 
residential land uses, the amendment could establish quantitative caps on the minimum and 
maximum potentlal amounts of non-residentla1 land uses (based on units of measure such as 
gross non-residential or non-residential square feet). 

RESPONSE: Please refer to the revised Text Amendment document attached. Policy 35.1 1.1 has 
been revised to include a maximum number of dwelling units (1,630 du) in addition to the 
maximum density of 1 du/2.5 acres. 



Similarly, Policy 35.1 1.2 has been revised to include a maximum commercial square footage 
(1,170,000 s.f.) and 600 hotel rooms, in addition to the maximum intensity of 0.1 5 Floor Area 
Ratio (FAR). 

In terms of ensuring a balance of residential and non-residential uses, the initial phases of 
development in the Charlotte County portion of Babcock Ranch demonstrate retail, office, 
institutional and residential uses. Specifically, 60,000 square feet of non-residential uses are 
constructed, or are under construction in the downtown area, also known as Founder's Square, 
which is geographically proximate to the Lee County New Community lands and can serve 
residents of the development. The residential components currently under construction entail 
approximately 900 dwelling units. This initial phase of development is demonstrative of the mix 
of uses that will be developed in both Lee and Charlotte Counties. 

To provide further assurance that the proiect will contain a mix of uses, the Applicant has 
included the following language in proposed Policy 35.1 1.1 : 

"Before issuance of the certificate of occupancy for the 7,000'" residential dwelling unit, a 
minimum of 50,000 square feet of non-residential floor area must be under construction 
within the Planned Development." 

2. Transportation: Revise Amendment 17-4DRI to establish meaningful and predictable standards 
regarding the mix of residential and non-residential land uses and the non-residential intensity of 
use as recommended per Objection 1 of this Report. Revise the Amendment 17-4DRI 
transportation long-range analysis to: (1) be based upon land use assumptions that are consistent 
with the future land uses (land use types and mix and maximum densities/intensities of land uses) 
allowed by Amendment 17-4DRI; and (2) address the deficiencies/inconsistencies identified in 
item numbers 2, 3, 4, 8, 9, 10 and 1 1  in the Florida Department of Transportation (FDOT) 
Memorandum (dated July 14, 201 7) as referenced in their letter of July 14, 201 7, reviewing the 
proposed plan amendment (letter and memorandum are enclosed); (3) analyze the projected 
future roadway level of service standards based on best available data/analysis of the future land 
uses proposed for the subiect amendment property and background growth; and (4) address the 
long-range roadway network shown on the adopted future transportation map (map series) of the 
Lee County Comprehensive Plan, and identify any amendments that are needed to the adopted 
future transportation map (map series) in order to meet the level of service standards for the long- 
range. Revise Amendment 17-4DRI based on the data/analysis, to include any amendments that 
are needed to the Lee County Comprehensive Plan adopted future transportation map (map 
series) in order to coordinate future land use and transportation planning in the Lee County 
Comprehensive Plan. 

Given the short buildout anticipated for the proiect, the County should consider revising the 
amendment data and analysis to include a short-term (five-year) and buildout (year 2026) 
transportation analysis in order to identify potential impacts of Amendment 17-4DRI to the State 
Highway System, particularly State Road 31, State Road 78, State Road 80, and Interstate-75 as 
requested by FDOT. The short-term analysis consider best available data and analysis, including 
reasonable assumptions, regarding the amount of development (on the subiect amendment 
property and background growth) within the five-year timeframe, and the buildout analysis should 
consider best available data and analysis regarding the anticipated amount of development at 

Page 2 of 6 



bulldout on the subiect amendment property and background growth. In cons~der~ng the short- 
term analysis, the County should review the methodology and assumptions for the long-term 
analysis ~dent~f~ed above for cons~stency. Also conslderat~on should be glven to anolyz~ng the 
coord~nat~on of any needed roadway fac~lity ~mprovements with the Lee County Comprehensive 
Plan Capital Improvements Element F~ve-Year Schedule of Cap~tal lrnprovements in order to meet 
the level of servlce standards for the short-range timeframe. 

RESPONSE: Comments are noted. The Applicant is coordinating with FDOT Staff on the revised 
traffic study and supportive analysis. The updated study will beprauided upon c& 

3. Water Supply, Potable Water and San~tarv Sewer Facll~tles: The amendment data and analys~s 
should be revised to support the plan amendment with the following quantltat~ve informat~on: (1) 
the amount of prolected demands on potable water and san~tary sewer facilities created by the 
mmclmum development potential of the plan amendment; (2) the amount of perm~tted potable 
water withdrawal; (3) the amount of planned capacity of the water treatment facility and 
wastewater treatment facility; (4) the amount of proiected demands from the entire service area of 
the water treatment facllity and the entire service area of the wastewater treatment facil~ty; (5) 
demonstration that the amount of planned available capacity of water supply, potable water 
focilitles and wastewater facll~ties is adequate to serve the proiected demands from the 
amendment property and other development anticipated to be served by the facilities; and (6) 
~dent~fication of any addit~onal water supply, potable water and san~tary sewer facilit~es needed to 
serve the projected demands. Rev~se the amendment, if necessary, to be supported by the data 
and analysis. 

RESPONSE: The following information is provided in  response to the above questions and 
recommendations. 

( 7 )  The amount of proiected demands on pofable water and sanitary sewer facilities creafed by 
the maximum development of the plan amendment: 

Per the attached Infrastructure Analysis, the proiected demand for potable water and 
sanitary sewer upon build-out of the density and intensity authorized by this plan 
amendment is 567,000 GPD for both water and sewer. This calculation is based 
upon the maximum attainable unit count and commercial square footage set forth in 
Policies 35.1 1.1 & 35.1 1.2, and the Lee County Utilities Design Manual, Sections 2 
& 3. 

(2) The amount of permitted potable water withdrawal: 

The public water supply withdrawals to support the amendment will be permitted in 
phases. The current water use permit issued by the SFWMD (08-00122-WJ permits 
an annual allocation of 282.84 Million Gallons (MG), equivalent to 77,904 GPD. 
The permit also establishes a maximum monthly allocation of 35.34 MG, equivalent 
to approximately 1,178,000 GPD. All permitted allocations are for mw water 
withdrawals, and account for standard treotment and distribution system efficiencies 
and losses. It is anticipated that the water use permit will be modified at no greater 



than 5-year increments to increase the permitted allocation to accommodate the 
demand through build-out of the Charlotte DRI and Lee County lands subject to this 
Comprehensive Plan Amendment application. 

(3) The amount of planned copacify of the water treotment facility and wastewater treatment 
facility. 

The water (WTP) and wastewater treatment plants (WWTP) owned and operated by 
MSKP Town & Country Utilities, LLC have a current capacity of 0.25 MGD and 0.2 
MGD, respectively, to serve Phase I development in Charlotte County. Expansions to 
the plants are planned in phases to accommodate the projected demands above. In 
fact, the Applicant has permitted the expansion of the WTP to 0.99 MGD for Phase 2 
of development, and is in the process of permitting the WWTP expansion to 0.75 
MGD. The current design buildout of the WTP and WWTP is 5.5MGD and 5.0 
MGD, respectively, which is expected to provide adequate capacity based on the 
significant conselvation measures which will be used for developments within the 
Charlotte DRI and the Lee County lands. However, each of these treatment facilities 
can be further expanded as necessary to meet the needs of the combined demand 
from the Charlotte DRI and Lee County lands for water and wastewater treatment 
facilities if conservation targets are not realized. 

(4) The amount of proiected demands from the entire service area of the wafer treatment facilify 
and the entire service area of the wastewater treatment facility. 

CDM prepared the attached demand analysis for the DRI, which assumed 19,221 
dwelling units (49,208 Population based upon 2.56 persons per ERU) and 
6,000,000 SF of commercial uses. 

Per the attached data and analysis prepared by CDM, the total residential woter 
demand at build-out is 4,330,332 GPD and total commercial water demand is 
1,629,216 GPD (See Table 9 on page 13) for the Charlotte DRI alone 

Totol residential wastewater demand at build-out is 3,897,299 GPD and total 
commercial wastewater demand is 1,466,294 GPD for the Charlotte DRI alone. 

Total maximum build-out of the Charlotte DRI lands and Lee County lands is 19,500 
DU and 6,000,000 SF of commercial uses. Therefore, an additional 279 DU in Lee 
County, generating an additional 69,750 GPD of water and wastewater demand, 
could be generated by the proposed Comprehensive Plan Amendment to establish 
the most conselvotive combined demand proiedion for both projects. 

Resulting Combined Total Utilities Demand (Charlotte DRI plus Lee County Lands) is 
summarized as follows: 
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(5) Demonstration that the amount of planned available capacify of water supply, potable water 
facilities and wastewater facilities is adequote to serve the projected demands from the 
amendment property and other development anticipated to be served by the facilities: 

While the current design buildout of the WTP and WWTP is 5.5MGD and 5.0 MGD, 
respectively, the design is expected to provide adequate capacity based on the significant 
conservation measures which will be used far developments within the Charlotte DRI and 
the Lee County lands. However, each of these treatment facil~ties can be further 
expanded as necessary to meet the needs of the combined demand from the Charlotte 
DRI and Lee County lands for water and wastewater treatment facilities if conservation 
targets are not realized. 

Attached please find a copy of the Town & Country Utilities water conservation plan that was 
provided at part of the 201 5 water use permit modification for the PWS system, and the most 
recently adopted Babcock Ranch DRI Master Development Order. The water conservation 
plan and DRI require various mandatory conservation measures that will also apply to the Lee 
County lands served by Town & Country Utilities. These measures include, but are not limited 
to: low-flow plumbing fixtures and mandatory year-round landscape irrigation conservation 
measures. Implementation of the water conservation plan is required per Special Condition 
16 of the TCU Water Use Permit. The South Florida Water Management District also requires 
a water conservation plan for PWS systems similar to the attached documents, thereby 
providing additional enforcement and oversight. 

The proiected water and wastewater demands provided above are cansenratively based on 
conventional demand rates for single family residences that may use potable water for 
landscape irrigation. Bath Charlotte and Lee County portions of the Babcock Ranch 
Community will be served by a centralized, dedicated irrigation system using reuse water and 
surface water, and supplemented with groundwater, as needed. Similar developments, such 
as Ave Maria, with new PWS systems and dedicated irrigation systems have reported 
historical per capita potable water usage below 65 gpdpc, or approximately 165 GPD per 
single family residence based on 2.5 persons per household [figures from SFWMD permit 
app. #150724-8). Assumed per capita usage rates for the Town and Country PWS system 
are 100 gpdpc or an equivalent 250 GPD per single family residence (Figures provided in 
#1 above). Historical usage for new communities with dedicated PWS and irrigation systems 
indicate the proieded potable water demands provided under #1 above may be 35% lower 
in reality due to elimination of potable water use for irrigation. Applying the 35% reduction 
due to conservation measures to the potable water demands provided above results in a total 
demand at buildout of 3,919,044 GPD. Based on the design buildout of the WTP of 5.5 
MGD (provided under #2), this results in a surplus capacity plant of 1,580,956 GPD. 
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DEMANDS 
Residential Water Demand 
Commercial Water Demand 

TOTAL PROJECTED WATER DEMAND AT BUILD-OUT 
Res~dent~al Wastewater Demand 

Commercial Wastewater Demand 

TOTAL PROJECTED WASTE WATER DEMAND AT BUILD-OUT 

GPD 
4,400,082 GPD 
1,629,216 GPD 

6,029,298 GPD 

3,967,049 GPD 
1,466,294 GPD 

5,433,343 GPD 



(6) Identification of any additional water supply, potable water and sanitary sewer facilities needed 
to serve the projected demands. 

In the event additional facilities are needed to serve the proieded demands, the 
Applicant will expand the WTP and WWTP as needed to meet the combined demands 
from the Charlotte DRI and Lee County lands subied to this amendment. As noted in the 
previous response, the DRI DO and Lee County MPD will require significant conservation 
measures, which are anticipated to reduce the demand for potable water and sewer. 

Please also note, the Applicant is proposing additional verbiage in Policy 35.1 1.3.c.1 to allow 
unmanned essential services to connect to well and septic on a temporary basis, until such time as 
centralized water and sewer setvices are available to the proiect. 

Thank you for your consideration of this additional information. If you have any further questions, i lease 
contact me directly at (239) 405-7777 ext. 207, or ~ u ~ l d r o ~ ; r  . . . . .  inu.oom. 

Sincerely, 

WALDROP ENGINEERING, P A  

Alexis V. Crespo, AICP, LEED AP 
Vlce President of Plannlng 

Enclosures 

cc: Gary Nelson, Kitson &Partners Comrnunlties 
Erica Woods, Kltson & Partners Cornmunltles 
Russell Schropp, Henderson, Frankl~n, Starnes & Holt P.A. 
Linda Shelley, Buchanan lngersoll & Rooney, PC 

Amy Wicks, P.E., K~mley-Horn & Associates 
Laura Herrero, Johnson Eng~neering 
Kim Arnold, P.G., Johnson Englneering 
Stephen Leung, David Plurnrner & Associates 



ATTACHMENT 1 (REVISED 10/5/17) CPA2016-13 

Text Amendments: 

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas which are 
suitable for the development of large-scale multi-use communities developed pursuant to an overall 
tffaster- Blanned Development. 

POLICY 1.6.1: New Community areas are lands that are capable of being planned and developed as a 
cohesive unit in order to better achieve conservation of important environmental resources and to initiate 
areawide surface water management. New Community land must be located such that the area is capable 
of being developed with a balance of residential and nonresidential uses and that major impacts of the 
development are internalized and/or alleviated by infrastructure that is existing or will be funded 
privately. New Community areas will be developed as freestanding economic units and will not impose 
negative fiscal impacts on the county (other than those associated with the delay in placing property 
improvements on the tax rolls). 

New Communities will not exceed a residential density of one unit Der 2.5 xross acres (1 du12.5 acres), 
except within the GatewavIAimort Planning Communitv. where residential densities of UP to six dwelling 
units per gross acre mav be permitted. Development within the New Communitv future land use category 
itRQ must have at least the following characteristics: 

I. The land will be developed under a well-conceived overall ma&e@a~ PlannedDevelopment; 
2. The land can be served with all necessary facilities and services at no expense to the 

county. Uniform Community Development Districts and special taxing districts may be 
utilized toward achieving this objective; 

3.  Population, recreation, open space, educational, office, and research facilities are 
distributed in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitive areas; 
5. The land must be developed as a free-standing community offering a complete range of 

land uses (e.g. a full mix of housing types for a range of household incomes, industrial and 
oftice 
employment centers, and community facilities such as fire departments, schools, law 
enforcement offices, public recreational areas, health care facilities, and community commercial 
areas); 

6. Off-site impacts must be mitigated; a& 
7. On-site levels of service must meet the county-wide standards contained in thisplan,; 
8. The land area must exceed a minimum of 2,000 acres to ensure an a~~ropr ia te  balance of land 

uses; and 
9. The land must be developed consistent with Goal 35 if located within the North Olga Communitv 

Planning Area identified on Lee Plan Map 1, Paee 2. 

GOAL 35: NORTH OLGA COMMUNITY. To promote and support North Olga's unique rural . . . . character, heritage, economy, a d  quality of life. and natural resources 
. For the purpose of this Goal, the North Olga t of the Lee Plan, 



OBJECTIVE 35.3: COMMERCIAL LAND USES. Existing and future county regulations, 
land use interpretations, policies, zoning approvals, and administrative actions should promote the 
rural character within the North Olga community boundaries and allow for non-residential land 
uses that serve and support the rural community. including uses permitted bv Obiective 35.1 1. 
County regulations will support a unified and attractive rural-oriented design theme in terms of 
landscaping architecture, lighting and signage. 

POLICY 35.3.4: Opportunities for non-residential and mixed-use development that are 
compatible with the rural and agricultural character of the community mav be permitted 
thou& the Pianned Development rezoning process within the New Community future 
land use category ih accordance with Obiective 35.1 1.2. 

OBJECTIVE 35.4: ECONOMIC DEVELOPMENT. Encourage futnre economic development 
opportunities in the North Olga Community including, but not limited to those industries that 
identify and promote the rural and agrioultural-based quality of life for the residents and 
surrounding communities, retain and expand eco-tourism. agri-tourism. and where projects 
demonstrate a clustered and well-planned development footprint, and protection of natural 
resources and the rural character of the surroundme community. 

OBJECTIVE 35.11: NEW COMMLJNITY. Land designated as New Communitv on t h e m  
Land Use Map within the North Olga Communitv will be developed as a unified Planned 
Development in order to achieve conservation and enhancement of important environmental 
resources: initiate areawide surface water management: Prevent sprawling land use patterns; 
create critical hvdrological and wildlife corridors and connections: and Drotect rural character of 
the surroundine, community. 

POLICY 35.11.1: Residential densities for land within the New Community future land i1.e 

category ]nay be vermitted uv to a maximum of 1 dul2.5 acres. In no case shall the unit COI '" k-*w *hw&utiitv future land use catQow m Nefih' Olga exceed 1.630 dwelling un 
issl rtiticate of occupancy for the 1,000" residential dwelling unit 

POLICY 35.11.2: Non-residential intensities for lands within the New Community fntnre 
land use categoorv will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. 
The FAR will be hntcd upon the cross acreage dedicated to non-residential uses uithin  he 
ovcrilll Planned llevclopnlcnt hounda 

the New Community future 
addition to 600 hotel rooms 

POLICY 35.11.3: Prior to development, a Planned Develovment rezoning must be approved, 
and include conditions and reaulrements that demonstrate the follow in^ 

a Environmental Enhancements. 



1. A minimum of 60 vercent oven svace, inclusive of onsite preserve, to 
accommodate the following: 

i. Water qualitv enhancement areas, including but not limited to natural 

svstems-based stormwater management facilities, filter marshes, and 

wetland buffers to reduce the rate of run-off and associated nutrient 
loads: 

ii. Existing regional flowwavs; 
iii. Preservation of 90% ofthe onsite wetlands: 
iv. Critical wildlife connection(s) to adiacent conservation areas through on- 

site preserve areas: 
v. Roadwav setbacks and perimeter buffers: and 

vi. Passive recreational and civic areas that comply with the definition of 
open saace, as set forth in the Land Development Code. 

2. Ooen svace areas must be platted in seoarate tracts. outside of vrivatelv owned 
lots, and dedicated to an approoriate maintenance entitv. A Communitv 
Development District (CDD). Independent Special District (ISD). or a master 
property owners association must be created to accept resaonsibilitv for 
perpetually maintaining the open saace areas identified in the Planned 
Develooment. 

3.  Record a conservation easement for a minimum of 50 Dercent of the Planned 
Development benefiting a public agency acceotable to Lee County. or Lee 
Countv itself, and dedicated to an aamariate maintenance entity. Land subiect 
to conservation easementcs) can be used for on-site mitigation and will he 
recorded as development orders are issued. The timing of conservation 
easement(s) and restoration mav he phased so long as the area dedicated to 
conservation easement is eaual to or greater than the area of land aparoved for 
develoament on a cumulative basis. 

4. Provide a protected species management olan to address human wildlife 
coexistence. including educational programs and develooment standards. 

5. Provide wildlife crossings on-site and to adiacent wildlife habitat areas. 

6. Provide recreational connections to adiacent vublic and private conservation and 
preserve land. subiect to aparoval bv the approariate agencies, through the 
provision of publicly accessible trailheads and similar facilities within the 
development. 

7. Incorporate Florida friendly plantings with the low irrigation reauirements in 
common areas. 

8. A binding commitment as part of the Planned Development to imoIement an 
environmental education program for homeowners, businesses and visitors to 
describe the local ecolo~v including but not limited to wildlife, plant 
communities. and native habitats, in addition to the desim standards, restoration 
r 'ects me p 4 anhmanaae ntpco@plan~~orateh'~tltathedeVelapmentto 



address environmental protection. 

9. Incorporate energy efficiency and other low ~mpact development (LID) 
performance standards within the development. 

10. Mmimize impacts to natural areas and native habitat bv concentrating 
development vrimarilv in areas meviouslv impacted bv agricultural uses and 
other development activities. 

b. Water Oualitv & Hvdrological Enhancements. 

1. The stormwater management system must demonstrate through design or other 
means that water leaving the development meets current state and federal water 
aualitv standards. Outfall monitoring will be required on a auarterlv basis for a 
minimum of 5 vears from the date of acceptance of construction of the water 
management system by the South Florida Water Management District. 
Monitoring mav be eliminated after 5 vears if the water qualitv standards aremet. 

2. Demonstrate an additional 50% water aualitv treatment bevond the treatment 
required bv the SFWMD for the on-site stormwater management basins. 

3. Protect existing groundwater levels and improve existing wetland hvdroperiods 
in onsite preserve areas, as applicable bv SFWMD permits. 

4. Provide a lake management plan that requires best management practices for the 
following: 

i. fertilizers and pesticides; 
ii. erosion control and bank stabilization: and 

iii. lake maintenance requirements and deep lake management for lakes 
exceeding 12 feet below lake surface (BLS). 

5. A site-specific ecological and hvdrolosical plan, which includes at a minimum 
the following: preliminam excavation and grading plans, exotic removal and 
maintenance plan, sup~lemental planting plan, and success criteria for meeting 
established goals. 

6. A site-specific mitigation and enhancements to reduce dischargerates. 
7. Utilize reuse and surface water generated bv the development to meet the 

irrigation demands of the recreation and development areas, to the extent such 
reuse is available. 

8. Demonstrate that the proposed Planned Development will not result in significant 
detrimental imvacts on present or future water resources. 

c. Infrastructure Enhm~ements. 

1. All development within the Planned Develovment must connect to centralized 
water and sewer services, with the :ation of interim facilities used on 
temporary bas~s durmg construction 



2.  Written verification as to adequate public services for the Planned Develoument, 
from the sheriff, EMS, tire district, and Lee County School District, or via 
interlocal agreements with adiacent inrisdictions andlor svecialdistricts. 

3. Civic mace, recreational areas, and a variety of amenities distributed throughout 
the development for use by the general oublic. to be maintained bv the property 
owners' association or similar entity. 

4. Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway 
along the roadway frontages. where the Planned Develoument abuts SR 3 1 and 
QJg. 

d. Community Character. 

1. Transition to lower densities and intensities where adiacent to off-site 
conservation lands. 

2. Enhanced buffers and setbacks along external roadwavs to oreserve rural vistas 
and viewsheds that are at least 50% wider than the Land Development Code 
requirements, 

3. Locate access uoints onto adiacent arterial roadwavs to minimize impact to the 
surrounding rural community. 

.................................................................................... 
W. CONSERVATION AND COASTAL MANAGEMENT 

POLICY 114.1.1: Development in wetlands is limited to very low density residential uses and 
uses of a recreational, open space, or conservation nature that are compatible with wetland 
functions. The maximum density in the Wetlands category is one unit per 20 acres, except that 
one single family residence will be permitted on lots meeting the standards in Chapter XI11 of this 
plan, and except that owners of wetlands adjacent to Intensive Development, Central Urban, 
Urban Community, Suburban, New Community, and Outlying Suburban areas may transfer 
densities to developable contiguous uplands under common ownership in accordance with 
Footnotes 9b and 9c of Table l(a), Summary of Residential Densities. In Future Limerock Miming 
areas only (see Map 14), impacts to wetlands resulting from mining will be allowed by Lee 
County when those impacts are offset through appropriate mitigation, preferably within Southeast 
Lee County (see also Policy 33.1.3). Appropriate wetland mitigation may be provided by 
preservation of high quality indigenous habitat, restoration or reconnection of historic flowways, 
connectivity to public conservation lands, restoration of historic ecosystems or other mitigation 
measures as deemed sufficient by the Division of Environmental Sciences. It is recommended 
that, whenever possible, wetland mitigation be located within Southeast Lee County. The Land 
Development Code will be revised to include provisions to implement this policy. 



XII. GLOSSARY 

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use Map that are 
designated primarily for single use developments: Suburban, Outlying Suburban, Sub-outlying Suburban, 
Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial 
Interchange, Industrial Commercial Interchange, University Village Interchange, University Community, 
Public Facilities, and New Community within the Catewa~lAirport Planning Co~nmunity. 

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated 
primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural 
Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, conservation Lands (upland 
and wetland), New Community withim the North Olga Planning Community and Density 
Reduction/Groundwater Resource. 



H m d l N '  ' ' lPlllNGS Tmpa &n& hramh 

G 2 8 l O O B o n ~ b ~ d a D 1  S u h l O I  b n l o S p r l n ~  F L Y I l S  
PUNNIND QNL ENOINEERINO w TURF p I I ~ V I  r v r m 7  I I~~VIMSJBPP 

Babcock Comprehensive Plan Amendment 
Exhibit IV.B.2 - Infrastructure Analysis 

REVISED OCTOBER 201 7 

I. San i t a~  Sewer 

LOS Standard = 250 GPD 

Existina Future Land Use - DR/GR 
434 single-family dwellings @ 250 GPD = 108,500 GPD 

TOTAL EXISTING DEMAND: 108,500 GPD 

Proposed Land Use - North Olaa New Community 
980 single-family @ 250 GPD = 245,000 GPD 

650 multi-family @ 200 GPD = 130,000 GPD 
870,000 sq. ft. retail @ 0.1 GPD/1 sq. h. = 87,000GPD 
300,000 sq. ft. office @ 15 GPD/100 sq. ft. = 45,000 GPD 
600 hotel rooms @ 100 GPD = 60,000 GPD 

TOTAL PROPOSED DEMAND: 567,000 GPD 

The proposed comprehensive plan amendment results in an increased sanitary sewer demand 
of 458,500 GPD. 

The Property is located in the Babcock Ranch Community Independent Special District, and will 
be provided sanitary sewer services by MSKP Town & Country Utility, LLC. Please refer to the 
enclosed availability letter confirming availability and capacity from this entity. 

II. Potable Water 

LOS Standard = 250 GPD 

Existina Future Land Use - DR/GR 
434 single-family dwellings @ 250 GPD = 108,500 GPD 

TOTAL EXISTING DEMAND: 1 08,500 GPD 

Pro~osed Land Use - North Olaa New Communitv 
980 single-family @ 250 GPD = 245,000 GPD 
650 multi-family @ 200 GPD = 130,000 GPD 



870,000 sq. ft. retail @ 0.1 GPDI1 sq. ft. = 87,000 GPD 
300,000 sq. ft. office @ 15 GPDIIOO sq.  ft. = 45,000 GPD 
600 hotel rooms @ 100 GPD = 60.000 GPD 

TOTAL PROPOSED DEMAND: 567,000 GPD 

The proposed comprehensive plan amendment results in an increased sanitary sewer 
demand of 458,500 GPD. 

The Property is located in the Babcock Ranch Community Independent Special District, 
and will be  provided potable water services by MSKP Town & Country Utilities. Please 
refer to the enclosed availability letter confirming availability and capacity from this 
agency. 

Ill. Surface Water Manaaement 

The Property is located within the Caloosahatchee Watershed and Drainage Basin. 

LOS Standard = 25 year, 3-day storm event of 24 hours' duration. 

The Applicant has obtained an Environmental Resource Permit (ERP) from the South 
Florida Water Management District (SFWMD) and is deemed concurrent based upon 
this approval. 

IV. Public Schools - East Zone, E-2 

Current Public Schools LOS Standard = 100% of the Permanent Inventory of Public 
Schools (FISH) capacity. 

Existina Future Land Use - DRIGR 
434 single-family @ 0.147 elementary school = 63.79 students 
434 single-family @ 0.071 middle school = 30.81 students 
434 single-family @ 0.077 high school = 33.41 students 
Total = 128 students 

TOTAL EXISTING DEMAND = 128 students 

Proaosed Land Use - North Olaa New Communitv 
980 single-family @ 0.147 elementary school = 144.06 students 
980 single-family @ 0.071 middle school = 69.58students 
980 single-family @ 0.077 high school = 75.46 students 
Total = 289.1 students 

650 multi-family @ 0.044 elementary school = 28.6 students 
550 multi-familv @ 0.021 middle school = 13.65 students 



650 multi-family @ 0.023 high school = 14.95 students 
Total = 57.2 students 

TOTAL PROPOSED DEMAND = 346 students 

Elementary Schools 
Projected 201 5-201 6 Permanent FlSH Capacity= 7,081 
Available Capacity = 1.357 
Middle Schoob 

Projected 2015-2016 Permanent FlSH Capacity = 3,721 
Available Capacity = -553 

High Schools 
Projected 201 5-201 6 Permanent FlSH Capacity = 4,050 
Available Capacity = -189 

The amendment results in the addition of 218 students. No breakdown is available for 
elementary, middle or high school ages. There is adequate capacity based on the 
2015- 201 6 projections outlined in the 2015 Lee County Concurrency Report. Please also 
refer to the letter of availability provided by The Lee County School District, which states 
there is a deficit for middle and high schools in the CSA; however, there are sufficient 
seats available to serve the need within the contiguous CSA. 

*Please note due to recent legislative changes, the approved Public Charter School 
within 
the Town of Babcock Ranch can also accommodate students from Lee County, 
including 
those generated by the proposed amendment, 

V. Parks. Recreation and O ~ e n  S ~ a c e  

*It is noted that Lee County no longer evaluates Parks and Recreation for concurrency 
purposes. The following analysis is provided for informational purposes only, and 
demonstrates adequate park facilities are available to service the demand generated 
by the amendment. 

Current Regional Parks LOS Standard = 6 acres of Regional Parks per 1,000 seasonal 
Residents 

Current Community Parks LOS Standard = 0.8 acres per 1,000 permanent residents 

Existincl Future Land Use - DRIGR 
434 single-family dwellings @ 2.5 people per household = 1,085 people 

Proposed Land Use - North Olaa New Community 
980 single-family dwellings @ 2.5 people per household = 2,450 people 



650 multi-family dwellings @ 2.55 people per household = 1,658 people 
Total = 4.108 people 

Regional Parks @ 6 acres/1,000 = 24.65 acres required 
Community Parks @ 0.8 acres/1,000 = 3.286 acres required 

The Property is located in the East Community Park Benefit District #52. According to the 
2015 Concurrency Report, there are 337 acres of Community Park within the district, 
which far exceeds the acres required. No additional Community Parks are required as a 
result of 
this amendment. 

There are currently 7,235 acres of existing Regional Parks currently operated by the 
County, City, State and Federal government. This acreage is sufficient to meet the LOS 
standard of six (6) acres per 1,000 total seasonal population in the County for the year 
2015, and will continue to do so at least through the year 2020 as currently projected. As 
such, no additional Regional Parks are required as a result of this amendment. 
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Section E5 

Water Conservation 

The MSKP Town and Country Utility system will implement the following Water Conservation 
Plan. It is a standard conservation olan. 

P ermanent Irrieation Ordinance: MSKP Town and Country Utility does not have authority to 
adopt ordinances, but supports SFWMD and Charlotte 
County rules and mrlinances limiting landscape irrigation 
days and times. 

MSKP Town and Country Utility does not have authority to 
adopt ordinances, but supports SFWMD and Charlotte 
County ~ l e s  and ordinances enmucaging use. of Florida 
Friendly landscaping. 

Plumbine Fixture Ordinance: MSKP Town and Country Utility does not have authority to 
adopt ordinances requiring the use of ultra-low flow vohune 
plumbing tixtmes, 

Rain Sensor Ordinance: 

Low Flow Fixtures: 

Rate Structures: 

MSKP Town and Country Utility does not have authority to 
adopt ordinances requiring the use. of rain sensors for 
automatic sprinkler systems. Rain sensors will be 
incotprated in the irrigation system design for the Babcock 
Ranch Community in order to avoid excess irrigation during 
wet weather. 

Ultra-low volume plumbing fixtures will be installed in all 
new homes and businesses. The plumbing fixtutes will 
comply with the following maximum flow volumes at 80 
psi: 

Toilets: 1.6 gallons per flush 
Shower heads: 2.5 gallons per minute 
Faucets: 2.0 gallons per minute 

Customer billing will be based on the use of water 
conservation-based rate shuctures. The rate structure will 
incorporate at lead one or more of the following: 
increasing block rates, seasonal rates, quantity based 
surcharges, andlor t h e  of day pricing. 

The utility will implement leak detection programs in the 
event water losses exceed 10 percent. Reports of water leaks 
will be directed to personnel during working hours. Site 

EXHIBIT 9-1 



Public Education: 

Jrrieatios: 

plan Review: 

tows and routine maintenance personnel trips along water 
supply and distribution lines will also be conducted. On a 
monthly basis, metered usage will be compared to the master 
potable supply meter reading. 

The utility will implement public education programs, 
including, but not limited to, distribution of literature to 
households describing water conservation practices. 

The utility will provide irrigation water via a separate 
distribution system strictly dedicated to that pulFose, or 
individual developments will be responsible for providing 
irrigation water separate from the potable supply system. 
The utility will convert treatment plant effluent to 
reclaimed water, which will be used for irrigation to the 
greatest extent feasible. All irrigation systems will adhere 
to the water conservation measures described in Subsection 
2.3.2.F.l.a of tbe SFWMD Applicant's Handbook for 
Water Use Permit Applications. 

The Water Consetvation Plan will be reviewed by 
management on an annual basis and will have changes 
incorporated in the plan at that time 

EXHIBIT 9-2 



Memorandum 

To: Michael Acosta, P. E., Director of Utility Operations 
Kitson Babcock, LLC 

From: Clay Tappan, P. E., BCEE, CDM 
Marc Stonehouse, P.E., CDM 

Date: December 17, 2010 

Subject: MSKP Town and Country Utility, LLC - Babcock Ranch Communities 
Water Demand and Wastewater Flow Projections Memo - pd Draft 

The purpose of this Memorandum is to provide water demands and wastewater flow 
projections for the Babcock Ranch development. A review of existing documents included the 
following: 

Babcock Ranch Development Master Plan, by others - 2007 

Development of Regional Impact (DRI) Application and responses, by others -2007 

9 Town and C o u n t y  Utilittes Company, Babcock Xanch Water and Wastewater Facilities, 

Master Plan, October 2007, CDM 

Babcock Ranch Community Water  and Wastewater Systems, Prelimina y Design Report, 

March 2008, CDM 

Babcock Ranch, Updated Absorption Summary, 2010 

Charlotte County Comprehensive Plan 

Ten State Standards 

Introduction 
The proposed development of the Babcock Ranch is shown on Figure 1 at the end of this 
memorandum. Construction is planned using a phased approach which allows for the water 
and wastewater treatment plants, as well as the raw water supply, to be constructed in 
smaller initial increments that can be expanded as the development grows. These treatment 
plants are located on the proposed Utility Site (Light Industrial area on Figure 1). As the 
development of residential, commercial and institutional properties occurs in the various 
communities (Town, Villages and Hamlets), the infrastructure needed to serve the population 
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will need to be in place. In preparation for infrastructure design, this memo develops water 
demands and wastewater flow projections. 

A review of the updated absorption schedule provided by Kitson Babcock, LLC indicated that 
the timeline for the phased developments has shifted. Residential home closings are now - 
projected to begin in 2013 instead of 2010 (original projection) and commercial development 
will begin in 2014. Current vroiections indicate that all commercial flows are anticipated to be " A ,  

in the Town Center and Center Village sections of the development. Although the bmeline 
has shifted, the overall number of residential homes and commercial areas remains relatively 
unchanged. 

The updated absorption schedule for residential home closings by community was utilized to 
project the water demands and wastewater flows for residential units. However, because the 
historical data provided in the Development of Regional Impact Application documents for 
the commercial developments provide greater detail for the types and size of commercial 
developments, which is needed to determine the projected water and wastewater needs, 
historical data was utilized to calculate the water demands and wastewater flow projections 
for the commercial developments presented in this memo. 

Population Projections for Residential Development 

The master plan which was prepared for the Babcock Ranch Development used a residential 
occupancy rate of 2.56 persons per equivalent residential unit (ERU). This same residential 
occupancy rate has been utilized for this memo. The 2010 absorption schedule included a 
breakdown for the number of home closings by year for each community and this data was 
utilized for the development of population projections (Table 1). Because the development 
areas will be added in phases, the following population projections are broken down within 
each phase by the approximate relative area that the respective community contributes. 

Levels of Service 

Charlotte County's Comprehensive Plan (Chapter 4 - Potable Water and Sanitary Sewer 
Section) provides Levels of Service (LOS) for water and wastewater flow projections. These 
are 225 gallons per day (gpd)/ERU for potable water and 190 gallons per day/ERU for 
wastewater. 

The Charlotte County Comprehensive plan notes that 225 gpd/ERU for potable water 
demands is a conservative estimate simulating maximum day water demands and that 
"Actual average day demands have historically been significantly lower (e.g., 156 
gpd/ERU)." The County's Comprehensive Plan lists the County average ERU density at 2.18 
persons per ERU which translates into a water demand rate of 103 gallons per capita day 
(gpcd). Using the residential density of 2.56 persons/ERU for the Babcock Ranch 
development, the estimated potable water demand reduces to 88 gpcd. In comparison, using 
the historical average day water demands of 156 gpd/ERU seen for Charlotte County with 
the County's ERU density of 2.18, provides an average day potable water demand of 72 gpcd. 
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Table 1 
Population Projections 
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The County LOS for wastewater flow projections of 190 gpd/ERU includes a peaking factor 
of 1.160 to account for inflow and infiltration (I&I) seen during storm events. Using the 
County's ERU density of 2.18 persons per ERU, wastewater flows are projected at 87 gpcd. 
Using the residential density of 2.56 persons/ERU for the Babcock Ranch development, the 
estimated wastewater flow reduces to 74 gpcd. Charlotte County's actual wastewater flow 
without the peaking factor for I&I is approximately 164 gpd/ERU. Estimating the wastewater 
flows without the I&I peaking factor with the County's residential density of 2.18 persons per 
ERU, results in estimated wastewater flows of 75 gpcd. 

Res iden t ia l  Water  D e m a n d  Project ions 

The population projections presented in Table 1 were multiplied by the 88 gpcd LOS to obtain 
the water demand projections for Babcock Ranch in gpd. The potable water demands were 
then converted from gpd to gallons per minute (gpm) and multiplied by a peaking factor of 
3.0 (established in the Babcock Runch Commun~ty Water and Wastewater Systems, Preltmtna y 
Deslgn Report, March 2008, CDM) to obtain the peak hour demand projections in gpm. The 
average day demand projections and peak hour demands projections are presented in Table 2 
for each phase of the Babcock Ranch Development. 

Table 2 
Residential Water Demand Projections 

Phase 1 (2013 - 201 8) 1 

Totals 15,439 1,358,664 944 
Phase 111 (2024 - 2028) 

Community 
Village Center 
Village Ill 
Town Center 
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Total Population 
271 

3,149 
5,486 

Community 
Village Center 
Village IV 
Town Center 

Average Day 
Demands (gpd) 

23,880 
277,094 
482,775 

Total Population 
2,924 
719 

5,284 

Average Day 
Demands (gpm) 

17 
192 
335 

Average Day 
Demands (gpd) 

257,270 
63,304 
464,978 

Peak Hour 
Demands (gpm) 

50 
577 

1,006 

Average Day 
Demands (gpm) 

179 
44 
323 

Peak Hour 
Demands (gpm) 

536 
132 
969 
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Table 2 

1 1 Grand Totals 4,330,332 3,007 9,022 

Wastewater Flow Projections 
The population projections presented in Table 1 were multiplied by the 74 gpcd LOS to obtain 
the average day wastewater flow projections for Babcock Ranch in gpd. To calculate the peak 
hourly wastewater flows, the average day flow projections were multiplied by a peaking 
factor which was calculated using the following Ten State Standards formula: 

Peak Factor for wastewater = 118 + ( p o p d a t i o n / ~ o ~ ~ ) ~ / ~ ~  
(4 + (population/1000)~/2) 

Using this formula, as the population increases the peaking factors decrease. For the peaking 
factor calculation for each phase of conshction, the total population for the previous phase 
was added to the formula in addition to the new population in each community for the phase 
being evaluated. Using this methodology, peaking factors range from a high of 4.1 to a low of 
2.35. Peak hour factors utilized in the previous documents reviewed during the development 
of this memo indicated peaking factors ranging from a high of 4.0 to a low of 2.5. For 
consistency with previous methodologies, this same range of peaking factors will be applied 
to this memo such that calculated results falling above 4.0 will be indicated as 4.0 and 
calculated results falling below 2.5 will be indicated as 2.5. The average day and peak hour 
wastewater flow projections and calculated peaking factors are presented in Table 3 for each 
phase of the Babcock Ranch Development. 
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Table 3 
Residential Wastewater Flow Projections Using Charlotte County LOS 

Phase 1 (2013 - 2018) 

Phase 111 (2024 - 2028) 
I I 1 I Calculated I Peak Hour 

I Total 1 Average Day / Average Day I Peaking I Flows 11 
Community 
Village Center 
Village IV 

1 Totals 9,695 71 7,409 498 1,495 1 
7,276 

Town Center 
Hamlet Ill 
Hamlet IV 
Hamlet V 
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Population 
456 
3,617 
2,657 
1,039 
945 
980 

Flows (gpd) 
33,720 
267,679 
196,639 
76,913 
69,903 
72,556 

Flows (gpm) 
23 
186 
137 
53 
49 
50 

Factors 
2.50 
2.50 

(gpm) 
70 
558 

2.50 
2.50 
2.50 
2.50 

410 
160 
146 
151 
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Previous methodologies assumed a 90 percent return rate of potable water demands to 
calculate wastewater flow projections. To provide a comparison to results shown in Table 3, 
the wastewater flow projections were also calculated using a 90 percent return with the 
calculated peaking factors. This methodology resulted in a slight increase (more consemative 
estimate) in the projected wastewater flows of 6.57 percent. The results of this evaluation are 
presented in Table 4. 

Table 4 
qesidential Wastewater Flow Projections Using 90 Percent Potable Water Demand Return Rate 

Phase ll (2019 - 2023) 

Totals 1,358,664 1,222,797 849 2,368 
Phase 111 (2024 - 2028) 

I I 
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Commercial Water Demand and Wastewater Flow Projections 

Because the Development of Regional Impact Application provided greater detail for the 
proposed commercial developments than the updated absorption schedule, this data was 
utilized to predict the commercial water demands and wastewater flow projections. 

Table 5 presents the projected usage rates for the various types of planned commercial 
developments for potable water demands and wastewater flows. Usage rates for wastewater 
flows were calculated as 90 percent of the potable water usage. The projected commercial 
developments by phase are presented in Table 6. 

Table 5 
Commercial Development Projected Usage Rates 

c:Wacumenrj and SenlngsbtanshousemC\DBOktoplBBbmck Ranch Demands Memo 121610 2nd Dmfiaff2.doc 



Michael Acosta, P.E. 
December 17,2010 
Page 9 

Using data presented in Tables 5 and 6, the average potable water demands in gpd and peak 
hour demands in gpm, using a peaking factor of 3.0, were calculated. These results are 
presented in Table 7. Assuming a 90 percent return rate of the water demands, the 
wastewater flow projections were calculated using a conservative peaking factor of 4.0. 
Projected commercial wastewater flows are presented in Table 8. 

Table 6 
Proposed Commercial Developments by Phase 

Assisted Living (units) I I 41 8 I I - 
Civic (ft2) 

Retail (ft2) 68,928 82,728 410,125 23,408 1 585.189 11 
I I I I 

80,000 1 30,000 1 30,000 1 10,000 

Table 7 
Commercial Potable Water Demands 

Commercial Potable Water De 

office (ft2) 29,232 1 46,340 1 199,376 5,052 1 280,000 11 
I I I I 

Type of Development 
Phase 1 Phase 2 

Medical Office (ft2) 

Phase 3 

1 40,000 1 60,000 

Industrial (ft2) 

C.\Documents and Ssttingr\stonehousemcw~~klop\Babbbk Ranch Demands Memo 121610 2nd Dra tzdoc  

I I I I 

Golf Course Facilities (holes) I 1 18,000 1 9,000 
I I I I 

10,000 

27,000 

30,000 92,811 
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Table 7 
Commercial Potable Water Demands -Continued: 

Hotel (ft2) 25,200 88,200 37,800 1 151,200 11 
Type of Development 

Commercial Potable Water Demands (gpd) 

Phase 1 I Phase 2 1 Phase 3 I Phase4 1 Totals 

I Assisted Living (units) 1 83,600 1 1 83,600 11 
I I I I 

I I I I I 

School (students) 

Rel~gious Facil~t~es (ft2) 

Parks (acres) 

, Hospital (beds) 

' civic (n2) 1 16,000 1 6,000 6,000 2,000 1 30,000 11 
1 Totals 190,152 506,240 871,156 61,668 1 1,629,216 11 

22,792 

2,000 

16,000 

34,122 

10,000 

23,000 

44,250 

I 

' Type of Development 

Retail (n2) 
I I I I I 
1 1 4 4  1 172 854 49 1,219 

33,044 

9,000 

14,000 

Commercial Peak Hour Potable Water Demands (gpm) 

Office (n2) 

Medical Office (ff)  

I Golf Course Facilities (holes) I 

21,208 

3,000 

7,000 

Phase 1 

61 

83 

1 School (students) 

Religious Facilities (ft2) 

Parks (acres) 

Hospital (beds) 

C Documenla and SeHmgs\Ronehoursmc~OBsMop\BabMck Ranch Demands Memo 121810 2nd Dm-2 doc 

111,166 

24,000 

60,000 - 

44,250 

Phase 4 

125 
Industrial (ft2) 

[ ~ o t e l  (n2) 53 184 79 31 5 
38 

Assisted Living (units) 

Civic (ft2) 
Totals 

Phase 2 Totals 

97 

19 

47 

4 
33 

Phase 3 

21 

33 
396 

415 

71 

21 

48 

92 

63 

174 

13 
1,055 

11 

69 

19 

29 

583 

193 

13 
1,815 

277 

44 

6 

15 

232 

50 

125 

92 

4 
128 

1 74 

63 
3,394 
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Table 8 
Commercial Wastewater Flows Using 90 Percent Water Demand Return Rate 

Commercial Wastewater Flows (gpd) 

I I I I 

Retail (f12) 1 62,035 1 74,455 1 369,112 1 21,067 1 526,670 11 
I I I I I 

Type of Development 

Office (f12) 

Phase 1 

Medical Office (f12) 

Industrial (f12) 

Golf Course Facilities (holes) 

School (students) 1 20,513 1 30,710 1 29,740 19,087 1 100,049 11 
I I I I 

Phase 4 

1 I I I 
26,309 

Hotel (f12) 

Totals Phase 2 

41,706 1 179,438 1 4,547 

9,000 

Phase 3 

I I I I 
22,680 

Religious Facilities (f12) 

Parks (acres) 

36,000 

27,000 

16,200 

Hospital (beds) 

Assisted Living (units) 

79,380 

1,800 

14,400 

Civic (f?) 

54,000 

83,530 

8,100 

34,020 

- 

Totals 

Type of Development 

90,000 

119,530 

24,300 

9,000 

20,700 

I I I I I 
14,400 

Retail (f12) 
office (ftz) 

Medical Office (ft2) 
Industrial (f12) 

39,825 

75,240 

171,137 1 455,616 1 784,040 1 55,501 1 1,466,294 
Commercial Peak Hour Wastewater Flows (gprn) 

Golf Course Facilities (holes) I 
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8,100 

12,600 

39,825 

75,240 

5,400 

Phase 1 

172 
73 

25 

45 1 23 

School (students) 

2,700 

6,300 

5,400 

Phase 2 

207 
116 

100 
75 

Hotel (ft2) 

57 

21,600 

54,000 

1,800 

Phase 3 

1,025 
498 

150 
232 

63 

85 1 83 

27,000 

Phase 4 

59 
13 

221 1 95 

53 

Totals 

1,463 
700 

250 
332 

378 

278 

I 
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Table 8 
Commercial Wastewater Flows Using 90 Percent Water Demand Return Rate - Continued: 

Type of Development 

Religious Facilities (n2) 
Parks (acres) 

Hospital (beds) 

Type of Development 

Summary 
Population projections and the percentages of contribution from the various planned 
communities by phase were updated using the 2010 absorption schedule. Based on the 
population updates, Charlotte County LOS, a residential occupancy rate of 2.56 persons per 
ERU, and a peaking factor of 3.0, the residential water demand projections were calculated. 
The residential wastewater flow projections were also updated based on population updates, 
Charlotte County LOS, a residential occupancy rate of 2.56 persons per ERU, and calculated 
peaking factors. Prior reports evaluated during the development of this memo estimated 
wastewater flows by assuming a 90 percent return of the potable water demands. Wastewater 
flow projections were also calculated using the 90 percent return method and produced 
similar results to those obtained using the Charlotte County LOS and the residential 
occupancy rate of 2.56 persons per ERU. Because the results were similar but slightly more 
conservative, the residential wastewater demands presented in the summary table, Table 9, 
are based on the 90 percent return evaluation. 

Commercial Peak Wastewater Flows (gpm) 

Assisted Living (units) 
Civic (n2) 

, Totals 

Commercial water demands were calculated based on commercial usage rates for potable 
water, and the types of commercial planned commercial developments. This information was 
obtained from the Development of Regional Impact Application. Typical usage rates were not 
available for commercial wastewater flow projection so these flows were calculated assuming 
a 90 percent return of the projected potable water demands. 

5 
40 

Phase 1 

- 
40 
475 

Phase 4 

Commercial Peak Hour Wastewater Flows (gpm) 

Phase 1 I Phase 2 1 Phase 3 1 Phase 4 1 Totals 

25 
58 

111 

Totals Phase 2 

209 

15 
1,266 

Phase 3 

23 
35 

15 
2,178 

8 
18 

60 
150 

111 - 

5 
154 

209 

75 
4,073 
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Table 9 
Summary of Residential and Commercial Water Demands and Wastewater Flows 

2 Phase 3 Phase4 Totals 

11 Residential Water Demands (gpd) 1 940,093 / 1,358,664 1 1,178,440 1 653,135 1 4,330,332 

11 Commercial Water Demands (gpd) ( 190,152 1 506,240 1 871,156 1 61,666 11,629,216 

Residential Peak Hour Water Demands 
1,959 2,831 2,455 1.777 9,022 

(gpm) 

Commercial Peak Hour Water Demands 1 396 1 1.055 1 1.615 1 128 1 3,394 

Residential Wastewater Flows (gpd) 846,084 1,222,797 1,060,596 767,822 3,897,299 

Residential Peak Hour Wastewater 
1,975 2,368 1,844 1,600 7,787 

Flows (gpm) 

Commercial Peak Hour Wastewater 
Flows (gpm) 475 1,266 2,178 154 4,073 
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January 12,2018 

Mr. Brandon Dunn 
Lee County Planning Division 
1500 Monroe Street 
F o ~  Myers, FL 33901 

RE: Babcock Comprehensive Plon Amendment 
CPA20 1 6-000 1 3 

Dear Mr. Dunn: 

Enclosed please find updated responses to the Department of Economic Opportunities (DEO) comments 
received August 16, 201 7. The following information has been provided to assist in your review of the 
petition: 

1. Three (3) copies of the revised Text Amendment; and 
2. Three (3) copies of the FDOT Supplemental Traffic Study prepared by David Plummer & Associates, 

Inc. (Please note referenced Appendices and Exhibits are provided on enclosed flash drive). 

The following is a list of DEO recommendations with our responses in bold: 

1. New Communitv Land Use lntensitv and Mix of Uses: Revise Amendment 17-4DRI to establish a 
meaningful and predictable standard (e.g., percent distribution of mix among residential and 
nonresidential land uses) that defines the quantitative distribution of the mix of land uses in order 
to ensure that development within the New Community future land use category achieves and is 
consistent with the intended purposes stated in proposed Objective 1.6 and Policy 1.6.1 of a 
large-scale multi-use community with a balance and complete range of residential and 
nonresidential land uses. The distribution of mix among residential and non-residential land uses 
should be based on applicable units of measure such as: (1) gross acres residential and gross 
acres non-residential; or (2) residential dwelling unit9 and non-residential square feet, which 
define the quantitative mix of residential and non-residential land uses. Revise Amendment 17- 
4DRI to establish a meaningful and predictable standard for the intensity of non-residential land 
uses allowed within the New Community future land use category. For the intensity of non- 
residential land uses, the amendment could establish quantitative caps on the minimum and 
maximum potential amounts of wn-residential land uses (based an units of measure such as 
gross non-residential or non-residential $quare feet). 

RESPONSE: Please refer to the revised Text Amendment document attached. Policy 35.1 1.1 
has been revised to include a maximum number of dwelling units (1,630 du) in addition to the 
maximum density of 1 dd2.5 acres. Similarly, Policy 35.1 1.2 has been revised to include a 
maximum commercial square footage (1,170,000 5.f.) and o the 
maximum intensity of 0.15 Floor Area Ratio (FAR). 

Page 1 of 3 



In terms of ensuring a balance of residentiol and non-residential uses, the initial phases of 
development in the Charlotte County portion of Babcock Ranch demonstrate retail, office, 
institutional and residential uses. Specifically, 60,000 square feet of non-residential uses are 
constructed, o r  are under construction in the downtown area, also known as Founder's 
Square, which is geographically proximate to the Lee County New Community lands and can 
serve residents of the development. The residential components currently under construction 
entail approximately 900 dwelling units. This initial phase of development is demonstrative of 
the mix of uses that will be developed in both Lee and Charlotte Counties. 

To provide further assumnce that the proiect will contain a mix of uses, the Applicant has 
included the following footnote in Policy 1.6.1 : 

"Before issuance of the cerfificate of occupancy for the 1,000'~ residentiol dwelling unit, a 
minimum of 50,000 square feet of non-residential floor area must be  under construction 
within the Planned Development." 

2. Transportation: Revise Amendment 17-4DRI to establish meaningful and predictable standards 
regarding the mix of residential and non-residential land uses and the non-residential intensity of 
use as recommended per Objection 1 of this Report. Revise the Amendment 17-4DRI 
transportation long-range analysis to: (1) be based upon land use assumptions that are 
consistent with the future land uses (land use types and mix and maximum densities/intensities of 
land uses) allowed by Amendment 17-4DRI; and (2) address the deficiencies/~nconsistencies 
identified in item numbers 2, 3, 4, 8, 9, 10 and 11 in the Florida Department of Transportation 
(FDOT) Memorandum (dated July 14, 201 7) as referenced in their letter of July 14, 201 7, 
reviewing the proposed plan amendment (letter and memorandum are enclosed); (3) analyze the 
projected future roadway level of service standards based on best available data/analysis of the 
future land uses proposed for the subiect amendment property and background growth; and (4) 
address the long-range roadway network shown on the adopted future transportation map (map 
series) of the Lee County Comprehensive Plan, and ~dentify any amendments that are needed to 
the adopted future transportation map (map series) in order to meet the level of service standards 
for the long-range. Revise Amendment 17-4DRI based on the data/analysis, to include any 
amendments that are needed to the Lee County Comprehensive Plan adopted future 
transportation map (map series) in order to coordinate future land use and transportation 

in the Lee County Comprehensive Plan. 

Given the short buildout anticipated for the project, the County should consider revising the 
amendment data and analysis to include a short-term (five-year) and buildout (year 2026) 
transportation analysis in order to  identify potential impacts of Amendment 17-4DRI to the State 
Highway System, particularly State Road 31, State Road 78, State Road 80, and Interstate-75 as 
requested by FDOT. The short-term analysis consider best available data and analysis, including 
reasonable assumptions, regarding the amount of development (on the subiect amendment 
property and background growth) within the five-year tlmeframe, and the buildout analys~s should 
consider best available data and analysis regarding the anticipated amount of development at 
buildout on the subiect amendment property and background growth. In considering the short- 
term analysts, the County should review the methodology and assumptions for the long-term 
analysis identified above for cons~stency. Also consideration should be given to analyzing the 
coordination of any needed roadway facility improvements with the Lee County Comprehensive 



Plan Capital Improvements Elemenl Five-Year Schedule of Capital Improvements in order to 
meet the level of service standards forthe short-range timeframe. 

3. RESPONSE: Please refer to the enclosed Supplemental Traffic Study prepared by David Plurnrner 
and Associates, Inc. The Study was provided to Florida Department of Transportation Staff in 
December 201 7. Please note referenced Appendices and Exhibits are pravided on enclosed flash 
drive. 

3. Water Suppls Potable Water and Sanitary Sewer Facilities: The amendment data and analysis 
should be revised to support the plan amendment with the following quantitative information: (1)  
the amount of proiected demands on potable water and sanitary sewer facilities created by the 
maximum development potential of the plan amendment; (2) the amount of permitted potable 
water withdrawal; (3) the amount of planned capacity of the water treatment facility and 
wastewater treatment facility; (4) the amount of proiected demands from the entire service area 
of the water treatment facility and the entire service area of the wastewater treatment facility; (5) 
demonstration that the amount of planned available capacity of water supply, potable water 
facilities and wastewater facilities is adequate to serve the projected demands from the 
amendment prope* and other development anticipated to be served by the facilities; and (6) 
identification of any additional water supply, potable water and sanitary sewer facilities needed to 
serve the projected demands. Revise the amendment, if necessary, to be supported by the data 
and analysis. 

RESPONSE: Response provided in submittal received by Lee County Staff on Odober 19, 
201 7. 

Thank you for your consideration of this additional information. If you have any further questions, please 
contact me directly at (239) 405-7777 ext. 207, or 

Sincerely, 

WAlDRaP ENGINEERING, PA. 

Alexis V. Crespo, AICP, LEED AP 
Vice President of Planning 

Enclosures 

cc: Gary Nelson, Kitson & Partners Communities 
Russell Schropp, Henderson, Fmnklin, Starnes & Holt P.A. 
Linda Shelley, Buchanan lngers~ll & Rooney, PC 

Stephen Leung, David Plummer & Associates 



ATTACHMENT 1 (RF,VISED 12/18/17) CPA2016-13 

Text Amendments: 

OBJECTIVE 1.6: NEW COMMUNITY. Designate on the Future Land Use Map areas which are 
suitable for the development of large-scale multi-use communities developed pursuant to an overall 
mas& Blamed Development. ~ 
POLICY 1.6.1: New Community areas are lands that are capable of being planned and developed as a 
cohesive unit in order to better achieve conservation of important environmental resources and to initiate 
areawide surface water management. New Community land must be located such that the area is capable 
of being developed with a balance of residential and nonresidential uses and that major impacts of the 
development are internalized andlor alleviated by infrastructure that is existing or will be funded 
privately. New Community areas will be developed as freestanding economic umts and will not impose 
negative fiscal impacts on the county (other than those associated with the delay in placing property 
improvements on the tax rolls). 

Mew Communities will not exceed a residential density of one unit per 2.5 moss acres (1 du12.5 acres), 
except within the Gatewav/Aimort Planniw Community, where residential densities of up to six dwelling 
units per gross acre may be mrmittcd. Dcvcloument within the New Communitv future land use categow 
itti$ must have at least the following characteristics: 

1. The land will be developed under a well-conceived overall s m t e p h  Planned Development; 
2. The land can be senred with all necessary facilities and services at no expense to the 

county. Uniform Community Development Districts and special taxing districts may be 
utilized toward achieving this objective; 

3. Population, recreation, open space, educational, office, and research facilities are 
distributed in an orderly and attractive manner; 

4. The land must be developed in such a manner as to protect environmentally sensitiveareas; 
5. The land must be developed as a free-standing community offering a complete range of 

land uses (e.g, a full mix of housing types for a range of household incomes, industrial and 
office emalovment centers. and communitv facilities m h  as fire d c ~ ~ t s .  schuols, law 

A .  

enforcement office? puhiic recreations? areas, h6alth care. f~ektim, and o o m k t y  . .  
i 

, 

6 .  Off-site Impacts must be mhgated; a ~ +  
7. On-site levels of service must meet the county-wide standards contained in this plan,; 
8. The land area must exceed a minimum of 2,000 acres to ensure an a~~rovr ia te  balance of land 

uses: and 
9. The land must be developed consistent with Goal 35 if located within the North Olga Community 

Pl&g Area identifr~rl nq - Lee Plsn Man 1 Pswe 7 

Community Planning Area must have a mmimum of 50.000 square feet ( " .  . """*, . .  . . . ... 

GOAL 35: NORTH OLGA COMMUNITY. To promote and support N& - ,,,, . . 
character, heritage, economy, a d  quality of life. and natural resources 



. For the purpose of this Goal, the North Olga 
-ofthe Lee Plan. 

OBJECTIVE 353: COMMERCIAL LAND USES. Existing and future county regulations, 
land use interpretations, policies, zoning apprwals, and administrative actions should promote the 
rural character within the North Olga community boundaries and allow for non-residential land 
uses that serve and support the rural community. including uses vermitted by Obiective 35.11. 
County regulations will support a unified and attractive rural-oriented design theme m terms of 
landscaping architecture, lighting and signage. 

POLICY 35.3.4: Opportunities for non-residential and mixed-use development that are 
comvatible with the rural and agricultural character of the community may be permitted 
through the Planned Development rezoning vrocess within the New Community future 
land use category in accordance with Obiective 35.11 2. 

OBJECTIVE 35.4 ECONOMIC DEVELOPMENT. Encourage future economic development 
opportunities in the North Olga Community including, but not limited to those industries that 
id&@ and promote the G a l  and agricdtural-based quality of life for the residents and 
surrounding communitieq retain and exvand eco-tounsm, aeri-tourism, and where vroiects 
demonstrate a clustered and well-planned develovment footprint, and vrotection of natural 
resources and the rural character of the surroundina communitv. 

OBJECTIVE 35.11: NEW COMMUNITY. Land desimated as New Communitv on the @&@ 
Land Use Map within the North Olga Community will be develov~d as a unified Planned 
Development in order to achieve conservation and enhancement of important environmental 
resources: initiate mawide surface water management; prevent sorawling land use patterns: 
create critical hvdrolopical and wildlife conidoi's and connections: and vrotect rural character of 
the surroundina communitv. 

POLICY 35.11.1: Residential densities for land within the N m  Co 
hp +,-it+& nl.l +A tnouim,,m -f 1 r1.117 < nrrac 

POLICY 35.11.2: Non-residential intensities for lands withm the New Community future 
land use categorv will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. 
The PAR will be based uwn the moss acreage dedioated to non-residential uses within the 
overall Planned Development boundary. inclu unlands. wetlands. oaen snace. ri~hts- 
of-way, recreation areas, andlor lake1 

POLICY 35.11.3: Prio~ Lu develovment, a Planned Develomnent rezoning must be avproved, 
and include conditions and reauirements that demonstrate the followina: 

a. Environmental Enhancements. 



1. A minimum of 60 vercent oven space, inclusive of onsite vreserve. to 
accommodate the followin& 

i. Water qualitv enhancement areas, including but not limited to natural 

svstems-based stormwater management facilities, filter marshes. and 

wetland buffers to reduce the rate of run-off and associated nutrient 
loads; 

ii. Existing regional flowways; 
iii. Preservation of 90% of the onsite wetlands; 
iv. Critical wildlife connection(s) to adiacent conservation areas through on- 

site vreserve areas; 
v. Roadway setbacks and verimeter buffers: and 

vi. Passive recreational and civic areas that complv with the definition of 
open svace, as set forth in the Land Development Code. 

2. Open space areas must be platted in sevarate tracts, outside of vrivatelv owned 
lots, and dedicated to an apvrovriate maintenance entitv. A Community 
Develovment District (CDD). Indevendent Special District (ISD), or a master 
property owners association must be created to accept resvonsibility for 
perpetually maintaining the open svace areas identified in the Planned 
Develovment. 

3. Record a conservation easement for a minimum of 50 vercent of the Planned 
Development benefitinw a public agencv acceptable to Lee County, or Lee 
County itself. and dedicated to an appropriate maintenance entitv. Land subject 
to conservation easemeut(s) can be used for on-site mitigation and will be 
recorded as develovment orders are issued. The timing of conservation 
easement(s1 and restoration mav be phased so long as the area dedicated to 
conservation easement is equal to or greater than the area of land approved for 
development on a cumulative basis. 

4. Provide a protected species management vlan to address human wildlife 
coexistence, including educational programs and develovment standards. 

5 .  Provide wildlife crossings on-site and to adiacent wildlife habitat areas. 

6. Provide recreational connections to adjacent vublic and private conservation and 
preserve land. subject to avproval by the apvropriate agencies, through the 
provision of publicly accessible trailheads and similar facilities within the 
develovment. 

7. Incorporate Florida friendly vlantin~s with the low irrigation requirements in 
common areas. 

8. A binding commitment as part of the Planned Development to implement an 
environmental education program for homeowners, businesses and visitors to 
describe the local ecology. including but not limited to wildlife. plant 

- - communi.~~~ativehahitats,i.~ad&onto-thedesi~..standards,~storati~n 



projects. and management prornams/plans. incorporated into the development to 
address environmental protection. 

9. Incorporate enerpv efficiencv and other low impact development (LID) 
performance standards within the development. 

10. Minimize impacts to natural areas and native habitat by concentrating 
development primarily in areas previously impacted by amicultural uses and 
other development activities. 

b. Water Oualitv & Hydrological Enhancements. 

1. The stormwater management system must demonstrate through desim or other 
means that water leaving the development meets current state and federal water 
quality standards. Outfall monitoring wlll be required on a quarterly basis for a 
minimum of 5 years fiom the date of acceptance of construction of the water 
management svstem bv the South Florida Water Manaeement District. 
Monitoring may be eliminated after 5 vears if the water quality standards aremet. 

2.  Dcmonstratc an additional 50% water qualilv treatment hevond the lreatment 
required by the _SI:WMD for the on-si~c sto.rmwater m a n a r c m c n t a  

3. Protect exist in^ groundwater levels and improve existing wetland hvdroperiods 
in onsite preserve areas, as apphcable bv SFWMD permits. 

4. Provide a lake management plan that requires best management practices for the 
following: 

i. fertilizers and pesticides; 
ii. erosion control and bank stabilization; and 
iii, lake maintenance requirements and deep lake management for lakes 

exceeding 12 feet below lake surface (BLS). 

5. A site-specific ecological and hvdrological plan, whlch includes at a mmimum 
the followmg: preliminarv excavation and wading plans. exotic removal and 
maintenance plan, supplemental planting ~ l a n ,  and success criteria for meehng 
established goals. 

6. A site-specific mitigation and enhancements to reduce discharaerates. 
7. Utilize reuse and surface water generated bv the development to meet the 

irrigation demands of the recreation and development areas. to the extent such 
reuse is available. 

8. Demonstrate that the proposed Planned Develo~ment will not result in simificant 
detrimental impacts on present or future waterresources. 

c. Infrastructure Enhancements. 

1. All development within the Planned Develoment must connect to centralized 
water and sewer services, with the exception of interim facilities used on 
temporarv basis during construction, 1 



2. Written verification as to adeauate public services for the Planned Development. 
from the sheriff. EMS, fre  district, and Lee County School District, or via 
interlocal apreements with adiacent iurisdictions andlor specialdistricts. 

3. Civic space. recreational areas, and a variety of amenities distributed throughout 
the development for use by the general public, to be maintained bv the property 
owners' association or similar entitv. 

4. Sufficient right-of-way to accommodate an 8-foot wide multi-purpose pathway 
along the roadway frontages, where the Planned Development abuts SR 31 and 
a 

d. Communitv Character, 

1. Transition to lower densities and intensities where adiacent to off-site 
conservation lands. 

2. Enhanced buffers and setbacks along external roadways to preserve rural vistas 
and viewsheds that are at least 50% wider than the Land Development Code 
reauirements. 

3. Locate access points onto adiacent arterial roadwavs to minimize impad to the 
surrounding rural community. 

.................................................................................... 
VII. CONSERVATION AND COASTAL MANAGEMENT 

POLICY 114.1.1: Development in wetlands is limited to very low density residential uses and 
uses of a recreational, open space, or conservation nature that are compatible w ~ t h  wetland 
fnnctions. The maximum density in the Wetlands category is one unit per 20 acres, except that 
one single family residence will be permitted on lots meeting the standards in Chapter XIII of this 
plan, and except that owners of wetlands adjacent to Intensive Development, Central Urban, 
Urban Community, Suburban, New Community, and Outlying Suburban areas may transfer 
densities to developable contiguous uplands under common ownership in accordance with 
Footnotes 9b and 9c of Table l(a), Summary of Residential Densities. In Future Limerock Mining 
areas only (see Map 14), impacts to wetlands resulting from mining will be allowed by Lee 
County when those impacts are offset through appropriate mitigation, preferably within Southeast 
Lee County (see also Policy 33.1.3). Appropriate wetland mitigation may be provided by 
preservahon of high quality Indigenous habitat, restoration or reconnection of historic flowways, 
connectivity to public conservation lands, restoration of historic ecosystems or other mitigation 
measures as deemed sufficient by the Dlvision of Environmental Sciences. It is recommended 
that, whenever possible, wetland mitigation be located wlthin Southeast Lee County. The Land 
Development Code will be revised to include provisions to implement this policy. 



xn. GLOSSARY 

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use Map that are 
designated primar~ly for single use developments: Suburban, Outlying Suburban, Sub-Outlying Suburban, 
Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial 
Interchange, Industrial Commercial Interchange, University Village Interchange, University Community, 
Public Facilities, and New Community within the Gatewavlhort  Planning Community. 

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated 
primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural 
Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands (upland 
and wetland), New Community within the North Olga Planning Community and Density 
Reduction/Groundwater Resource. 
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BABCOCK 
MIXED USE PLAN DEVELOPMENT 
SUPPLEMENTAL TRAFFIC STUDY 

Introduction 

The Babcock Ranch holdings encompass approximately 4,200 acres in northeast Lee County, 
Florida and within the North Olga Community Planning Area (Exhibit 1). A comprehensive 
plan amendment (CPA) has been submitted and reviewed to include the designated DRIGR and 
Rural lands within a new overlay known as the Environmental Enhancement Overlay, which 
will be specific to the North Olga area. 

The zoning of the property as a Mixed Use Planned Development (MPD) is currently under 
review by the Lee County Hearing Examiner. The Zoning Traffic Impact Statement (ZTIS) 
titled, Babcock Mixed Use Planned Development Zoninr Traffic Studv and dated March 17, 
2017 - Revised was prepared in support of the MPD application (DCI2016-00022). The Lee 
County ZTIS reflected a "worst-case" development scenario that included a 42-field baseball 
complex of which has been withdrawn from the current MPD. 

At the request of the Florida Department of Transportation (FDOT), this supplemental traffic 
study was prepared to address the Babcock MPD traffic impacts on state roads without the 
baseball complex (Appendix A). 

Scope of Study 

The scope of the supplemental traffic assessment reflects the following: 

Year 2021 - Short-term (5-Year) and Year 2026 - Bnildout Analysis Years 
Future Conditions With Project 
PM Peak Hour 
Roadway and Intersection Capacity Analysis 
Recommended Improvements 
Proportionate Share Estimates 
Road Impact Fee Estimates 

Transportation Methodology 

This supplemental traffic study reflects the methodology consistent with the following Babcock 
Ranch traffic studies. 

Babcock Comprehensive Plan Amendment Traffic Study 
(December 5,2016 - Revised) 
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Babcock Mixed Use Planned Development Zoning Traffic Study 
(March 17,2017 - Revised) 
Babcock Ranch Community DRI, Increment 1. Notice of Pro~osed Change 
Traffic Study (April 28,2017 - Updated) 

Furthermore, the methodology is consistent with the FDOT recommendations from the 
following review comments (Appendix A). 

Lee County 17-4DRI Proposed Comprehensive Plan Amendment (Babcock) State 
Coordinated Review - Traffic Study Memorandum (July 14,2017) 
Lee County 17-4DRI Proposed Comprehensive Plan Amendment (Babcock) State 
Coordinated Review - FDOT Review Comments and Recommendations (July 14, 
20 17) 
Babcock Comprehensive Plan Amendment (17-4DRI) Meeting Summary (August 
16,2017) 
Babcock Mixed Use Planned Development Zoning Traffic Study Review 
(September 15,2017) 
Lee County 17-4DRI Proposed Comprehensive Plan Amendment - FDOT Courtesy 
Review (October 09, 2017) 

MPD Master Concept Plan 

The MPD Master Concept Plan (MCP) development area is presented in Exhibit 1. The MCP 
reflects the proposed residential, hotel and commercial land uses. 

Three primary access points to serve the MPD are provided on SR 31: 1) opposite Busbee 
Lane (North Access); 2) opposite Fox Hill Road (Middle Access) and; 3) opposite Shirley Lane 
(South Access). The connection shown on North River Road (CR 78) is provided for 
emergency only access. 

Access to the proposed residential pods is provided via the internal roadway system of the 
Babcock Ranch Community (BRC) DRI internal road system in Charlotte County. Planned 
internal interconnections between the DRI in Charlotte County and the MPD Lee County will 
minimize the overall Babcock Ranch traffic impacts on SR 31. 

MPD Development Parameters 

For purposes of this supplemental traffic study, the Short-Term (Year 2021) and Buildout (Year 
2026) and the cumulative buildout development parameters of the MPD are summarized in the 
matrix below. 



m: 
(1)  For CPA analysis requirement only. 
(2) Subject to Charlotte County BROD maximum threshold of 6 million sq. ft. non-residential. 

Background Development 

The approved BRC DRI - Increment 1 NOPC in Charlotte County has been specifically 
included as background development in the analysis. The anticipated BRC DRI development 
levels coincident with Phase 1 and Buildout of the Babcock MPD are shown as follow. 

Footnotes: 
(1) For CPA analvsis reauirement onlv ~, 

(2) Year 202lestimate onlv - Subiect to chanee reflective of ID0 conversion matrix. , . - 
(3) ~ R . I I I L I I  (:OIII~II.II!I~). .~L!~c[~II~~~L!.C~~!I&~I)T~~!I?CJ C'h~nsc, 

l ' p i l i ~  Study, .\pril 2h,  2017 UpJ,~rcd. 



Future Traffic Assumvtions 

Committed Improvements 

Roadway itnprovements scheduled for construction within the first three years of the Lee 
County Capital Improvement Program, the Charlotte County Capital Improvement Program, 
and the FDOT Work Program were considered to be committed improvements. For SIS and 
other state roadways, the first three years of the FDOT's five-year work program is considered 
to be committed. 

The review of the jurisdictional improvement programs indicates that there were no significant 
roadway improvements that were considered to be "committeB' for construction in the areas of 
southeast Charlotte County and northeast Lee County. 

Stndv Area 

As a result of the methodology agreement, the study area reflected the Project's significant 
impact of roadway service volume consumption of 5% or more, consistent with DRI 
thresholds. 

Travel Model 

The FDOT - District 1 Regional Planning Model (DlRPM~vl.0.2~Babcock) was utilized to 
develop future traffic volumes. The sub-area validation was performed by FDOTtTraf-0-Data 
for purposes of this traffic study. 

The existing plus committed (E+C) network reflective of year 2018 conditions and the socio- 
economic input data coincident with Year 2026 were provided by FDOT as part of the 
DlRPM-vl.0.2-Babcock, sub-area validated travel model. The Year 2021 socioeconomic 
zonal data was interpolated from the base year 2010 and year 2040 datasets. 

Two Lee County traffic analysis zones were utilized to represent the Babcock Ranch 
developments in the 2018 E+C Plan Network. 

TAZ #4070 - Babcock Ranch Community DRI (Charlotte County) 
TAZ #3121- Babcock MPD (Lee County) 

Notable adjustments to the network to reflect the MPD TAZs included the inter-connection 
between the Lee and Charlotte County via the Babcock Ranch Community DRI (TAZ #4070) 
internal road system. 

The DlRPM-v1.0.2-Bahcock model input and output files are available for download at the 
following link: ~://~fm.dvlummer.com/Public/l653 1 FDOT Babcock CPA MPD . 
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Link and Segment Volumes 

A roadway segment is typically comprised of multiple links (nodes and connectors) in the 
travel model. The selection of the link volume to represent the roadway segment volume was 
determined by the following priority order. 

Link corresponding to the FDOT Count Location 
Link corresponding to a Lee County Permanent Count Station 
Link located nearest to the Project 

Therefore, the selected link volumes presented in the roadway segment analysis may differ 
from the intersection turn volumes located at either end of that particular roadway segment. 

Future Functional Classification 

The future roadway area type (i.e., urbanizedItransitionaVrura1) and functional classification 
designation for state roads were reflective of FDOT's 2016 District 1 LOS spreadsheets 
(Appendix D). 

Traffic Data and Conversion Factors 

For future year background (non-Project) traffic, the Peak Season Weekday Average Daily 
Traffic (PSWADT) derived by the travel model were converted to Annual Average Daily 
Traffic (AADT) using the following Model Output Conversion Factor (MOCF) consistent with 
the MOCF provided by the database from FDOT Florida Traffic Online (2016) (Appendix C). 

Charlotte County (Countywide) - 0.91 
o SR 31 -0.93 
o 1-75 - 0.91 

DeSoto County (Rural State Roads) - 0.92 
Glades County (Countywide) - 0.91 
Lee County (Countywide) - 0.92 

o SR 31 -0.93 
o SR 78 - 0.93 
o SR 80 (East of 1-75) - 0.93 

(West of 1-75) - 0.96 
o 1-75 - 0.91 
o US 41 -0.90 

The AADT was then converted to peak hour, peak season, peak direction volumes using the 
standard K and D factors reflective of the appropriate FDOT count locations for all state and 
Charlotte County facilities. 



For purposes of this supplemental traffic study, the most recent FDOT and Lee County traffic 
information were compiled from the following sources. 

FDOT Florida Traffic Online (2016) 
2017 Lee County Concurrency Report 

The reported traffic volumes by roadway segments are documented in Appendix C and 
Appendix D. 

Furthermore and while the FDOT database indicates the D factor, it did not explicitly indicate 
the actual peak direction (it . ,  NB, SB, EB or WB) Where available, the FDOT site synopsis or 
actual intersection counts were relied on to establish the existing peak direction. 

For Lee County roadways, the peak season directional volumes were based on the appropriate 
permanent count station (PCS) data provided in the 2016 Lee County Traffic Count Report, 
Appendix D. 

Future Model Volumes Check 

In addition to the sub-area validation of the DlRPM, the model derived traffic volumes 
reflective of Year 2021 and Year 2026 socioeconomic data and the 2018 E+C network were 
compared with growth trends for state roads. The trends analysis reflective of historic AADT 
is provided as part of Appendix C. If the DlRPM derived traffic volumes and resultant 
growth rate was the same or higher than the historic AADT growth rate, it was deemed 
to have met the "reasonableness" criteria. 

In addition to the "reasonable" check performed for growth rates, the model derived volumes 
for state roads were further reviewed and adjusted to ensure the following. 

"Future With Project" background traffic volumes are no lower than "Existing". 
Where applicable, "Future With Project" background traffic volumes are no lower than 
"Future Without Project". 

The volume comparisons and adjustments on a segment basis are provided in Appendix 0. 

Future Conditions Service Volumes (Peak Direction) 

The existing service volumes for state roads are established in FDOT's 2016 District 1 LOS 
spreadsheets (Appendix D). The service volumes in the spreadsheets reflect the generalized 
service volumes contained in FDOT's 2013 OualitvLevel of Service Handbook. The 
"Generalized Peak Hour Directional Service Volumes" from Table 7 -Urbanized Areas, Table 
8 - Transitional Areas and Table 9 - Rural Developed Areas are referenced in Appendix D. 



Furthermore, it was further clarified by FDOT on March 7, 2017 that the peak hour directional 
service volume of  the segment of SR 31 from SR 80 to Old Rodeo Road is 924 vph at LOS D 
(urban standard), Appendix D. 

From the Charlotte County data, the service volumes are expressed as peak hour, two-way. For 
conversion to peak direction, the D-factors provided in the FDOT 2013 OualitvLevel of 
Service Handbook, "Generalized Peak Hour Directional Service Volumes" (Appendix D) were 
applied to derive the peak directional service volumes. 

Consistent with Lee County requirements, roadway directional service volumes under future 
conditions (greater than 5 years) were based on Lee County Generalized Peak Hour Directional 
Service Volumes Urbanized Areas (Appendix D). For consistency with the Year 2026 
analysis, the Year 2021 traffic analysis also utilized the more conservative generalized service 
volumes. 

Future Intersection Turn Volumes 

Future turn volumes at the intersections under study were developed based on the model 
generated turn volumes and the use of the FDOT TURNS5 program. The resultant TURNS5 
volumes were then further adjusted for reasonableness and checked against available traffic 
counts. Where necessary, individual turn movements were further reviewed and adjusted to 
ensure the following. 

Where warranted, "Future With Project" background turn volumes are no lower than 
"Existing". 

All documentation associated with the development of the intersection turn volumes are 
provided in Appendix J and K. 

Future Intersection Analvsis 

Intersection LOS analysis were performed in conjunction with the development of the turn 
volumes. The LOS of the overall intersection is reported reflective of HCM and ICU (i.e., 
TWSC intersections) methods. The complete HCM and ICU output are provided for all 
intersections (Appendix L). 

Future Traffic Conditions Without Proiect 

For purposes of this supplemental traffic study, Future Traffic Conditions Without Project is 
not performed. Instead, reference to Future Traff~c Conditions Without Project would rely on 
the Year 2026 Traffic Conditions Without Project analysis provided in the document, Babcock 
Ranch Communitv DRI. Increment 1. Notice of Proposed Chanae Traffic Study (April 28, 
2017 - Updated). 
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As such, the comparison between the "Without" and "With" Project conditions would be 
consistent with the same comparison as the traffic assessment between the "Without" and 
'With" Project conditions performed for the approved BRC DRI - Increment 1 traffic study. 

Year 2021 (Short-Term, 5-Year) 

Under the short-term analysis as required by the CPA, the Year 2021 analysis does not 
represent a phase of the Project. The purpose of the 5-Year analysis is to establish the short- 
term needs of the MPO Long-Range Transportation Plan that were established by the Year 
2040 Babcock CPA analysis (Babcock Comprehensive Plan Amendment Traffic Studv, 
December 5,2016 - Revised) and by the Year 2026 Babcock MPD analysis (this document). 

Road Impact Fee Estimate 

Road impact fees were estimated for the Project through Year 2021 and Year 2026 
(cumulative) reflective of the Lee County Roads Impact Fee Schedule listed in the current Lee 
County Land Development Code (discounted to 45%) and at 100%. 

Proportionate Share Calculation 

For purposes of this supplemental traffic study, the MPD's proportionate share estimates were 
calculated reflective of the same roadway and intersection improvements as identified in the 
BRC DRI - Increment 1 proportionate share estimate. In addition, improvements that were 
triggered by the MPD beyond those triggered by the BRC DRI at Year 2026 were identified 
and included in the MPD proportionate share calculation. 

It should be noted that while the BRC DRI - Increment 1 traffic impacts on the external road 
network would be reduced when assessed with the Babcock MPD development (due to 
community capture between the DRI and MPD), the approved mitigation plan identified in the 
Babcock Ranch Community DRI's Master Development Order and Incremental Development 
Order would remain unchanged. 

Under the short-term analysis, the Year 2021 MPD proportionate share calculation assumed the 
same roadway and intersection improvements as those identified at buildout in Year 2026, 
regardless of whether those improvements are needed at Year 2021. This simplified approach 
may lead to higher proportionate share in the short-term but would ensure consistency with the 
MPD mitigation plan at buildout. 

Documentation and Appendices 

The documentation provided in the Appendices section of this document was numbered for 
easier reference. A listing of the Appendices is provided at the beginning of the section. 
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Future 2021 (Short-Term) Traffic Conditions With Proiect 

This supplemental traffic study assesses the traffic impacts of the proposed Babcock MPD 
development, coincident with Year 2021. 

Year 2021 SR 31 Segment Volumes 

For purposes of this supplemental traffic study, the anticipated Babcock Ranch Community 
DRI - Increment 1 in Charlotte County, coincident with Year 2021, is reflected in the overall 
background traffic (non-Project). Based on the review of the model derived traffic volumes in 
comparison with existing growth trends on state roads, it was apparent that the anticipated 
growth in the background traffic within the study area would be sufficiently accounted for by 
the approved BRC DRI traffic alone. Nonetheless, the resultant background (Non-Babcock 
plus BRC DRI) traffic with the MPD was adjusted, where necessary to ensure that it is no less 
than the existing AADT volumes for state roads. 

Year 2021 Development Parameters 

The proposed Babcock MPD development parameters are as follows. 

&@&: 

(1) Subject to Charlotte County BROD threshold of 
6 million sq. ft, for non-residential uses. 

Year 2021 Proiect Trip Generation 

The Project's trip generation was established based on the trip rates from the Institute of 
Transportation Engineers (ITE), Trip Generation, 9th Edition. All trip generation land use 
assumptions and calculations are provided in Appendix N. 



The resultant Daily and PM peak hour trip generation estimates are presented in Exhibits 5a 
(FDOT) and 5b (FDOT), respectively. For convenience, the PM peak hour trip generation is 
summarized below. 

Footnotes: 
( I )  ITE, T r i ~  Generation, 9Ih Edition 

Year 2021 Internal Capture 

The internal trio cauture of traditional land use categories within the MPD were estimated 
L L u 

based on the methodology described on lTE, Trio Generation Handbook, 3'* Edition and shown 
in Exhibits 5a (FDOT) and 5b (FDOT). 

The resultant PM peak hour trip interaction of the land use components within the MPD is 
summarized in the matrix below and detailed in Exhibit 5b (FDOT). 

The trip interaction between the MPD and the Babcock Ranch Community DRI in Charlotte 
County were established by the travel model and summarized in the matrix below. The trip 
capture of 56 trips (5% of MPD Total) during the PM peak hour between the MPD and DRI are 
identified. Therefore, the remaining 799 (70% of MPD Total) net new external trips are 
tolfrom all other TAZs beyond Babcock Ranch, as distributed and assigned by the DlRPM 
travel model. 



Footnote: 
( I )  DlRPMTAZ#3121. 

Babcock MPD 
Year 2021 Development Trip Distribution 

(2) DlRPM TAZ #4070. 
(3) ITE, Trip Generation, 9Ih Edition 

PM Peak 

To I From 
Total 
Trip 

Generation 

MPD 
Development 

Retail Pass-by 

Babcock Ranch 
Community DRI 

(Charlotte County) 

All Other External 
TAZs Beyond 

Babcock Ranch 

(5) ~ c t a i l ~ a s s - b y  trips less than standard ITE pass-by rates and 
less than 10% of passing traffic on SR 31. 

(6)  DlRPM travel model derived. 

Year 2021 Retail Pass-by Trips 

Hour - Two-way 

MPD 'I' 

1,133 '3' 

(100%) 

258 '') 

(23%) 

20 '5' 

(2%) 

56 '6' 
(5%)  

799 
(70%) 

A modest pass-by trip deduction of 20 pm peak hour external trips was assumed for the retail 
component of the MPD. The retail pass-by traffic assumed is less than 10% of the passing 
traffic on SR 3 1. 

Trips 

Babcock Ranch "' 
Community DRI 

(Charlotte County) 

1,023 "' 
(100%) 

56 '6' 

(5%) 

7 '5' 

(1%) 

328 ''' 
(32%) 

632 16' 

(62%) 

A modest 20 retail pass-by trips during the pm peak hour was assumed for the MPD at Year 
2021. 

Year 2021 Net New External Trips 

The Project is estimated to generate 855 net new external trips (or 75% of total) during the PM 
peak hour as summarized below. 



Footnotes: 
(I)  ITE, Trip Generation, 9'h ~di t i an .  
2 Internal caotured t r i ~ s  within MPD. . , 
(3) Project rriis b e y o n d M P ~  boundaries 
(4) Retail Pass-by Trips, if applicable. 
(5) External trip assignment. 

Year 2021 Model - Proiect TAZs 

Project TAZ #3121 was assigned to represent Babcock MPD in the DlRPM travel model. The 
MPD development parameters were entered into the DlRPM model in standard ZONEDATA 
format. The DlRPM model was then run and adjustments made to the model derived daily trip 
generation using the SPECGEN parameters for the Project TAZs. The model was then rerun 
and the SPECGEN person trip generation readjusted in an iterative process until the model 
derived BRC cumulative daily trip generation to be within five percent (5%) of the ITE daily 
net trip estimate. 

The replication of the ITE daily trip loading in the year 2021 travel model for the Babcock 
MPD was within 4% (317 external daily trips) as summarized below. 

Footnote: 
(1) FSUTMS TAZ #3121. 

Babcock MPD 
Year 2021 Project TAZ Trip Loading Comparison 

External Daily Trips 

Year 2021 Segment Analvsis With Proiect 

Project TAZs Trip Loading "' 
Model Trip Difference from lTE 
Model Trip % Difference from ITE 

Under future conditions "With" the Project, the segment analysis coincident with Year 2021 is 
presented Exhibits 6b (FDOT). As shown, all components of the segment analysis is provided 
including background (All Other plus BRC DRI) traffic, Project (MPD) traffic, significant and 

7,966 - 
8,283 

317 
4.0% 



adverse impacts, services volumes, LOS and recommended number of lanes to maintain LOS 
standard. 

Year 2021 Proiect Trip Distribution/Assignment 

The Project Trip Distribution and Assignment based on the DlRPM model is summarized as 
follows. The PM peak hour trip distribution at the Project access points are included as part of 
Appendix K. 

Year 2021 Proiect Significant Impact 

Babcock MPD 
Year 2021 Project Trip Distribution/Assignment 

The Project's net new external trips as a percentage of service volume consumption are 
identified in Exhibit 6b O O T ) .  The Project is deemed to have significant impact on a 
roadway segment if the Project's consumption of the roadway service volume is five percent 
(5%) or greater. Therefore, Babcock MPD is expected to have significant impact on the 
following state roads as summarized below. 

Direction 
North 

Southeast 
Southwest 

West 
Total 

Percent 
15% 
25% 
55% 
5% 

100% 



Year 2021 Proiect Significant and Adverse Impact 

As presented in Exhibit 6b (FDOT), Babcock MPD is expected to have significant and adverse 
impact on the following state roads. 

As identified in Exhibits 6b (FDOT), the future roadway levels of service were determined 
based on current area (i.e., urbmizdtrmsitional/mal) designation and generalized service 
volumes. 

Babcock MPD 
Year 2021 Project Si~nificant and Adverse Impact 

Year 2021 Svncho Arterial Analvsis 

The detailed arterial analysis was performed on SR 31. The arterial analysis was performed 
using Syncrho that takes into consideration of the future intersection improvements and signal 
timing along the SR 31 corridor. (Please refer to the intersection LOS analysis in the next 
section of this document). 

To 
Old Rodeo Dr. 
North River Rd. 

Roadway 
SR31 

The results of the Synchro arterial analysis for SR 31 are summarized below and included in 
Appendix P. 

From 
Bayshore Rd. (SR 78) 
Old Rodeo Dr. 

The Synchro arterial analysis indicates that all segments of SR 31 (including overall segment 
LOS) are expected operate within FDOT LOS standards with the existing two-lanes, coincident 
with the Year 2021. 



The Synchro input and output files are available for download at the following link: 
b : l l f t ~ h ~ ~ l m e r . c o m m U b l i d ~ ~  , 

Year 2021 Intersection Volumes With Proiect 

The turning movement volumes at the intersections under study are presented in Appendix F, 
Appendix J and Appendix K, coincident with Year 2021. 

2021 Intersection LOS With Proiect 

The operation of the intersections were evaluated based on methodologies from the Hi~hwa 
Ca~acitv Manual. 6' Edition CHCM) using the Sync-9 software. For unsignalize2 
intersections (i.e,, TWSC), the Intersection Capacity Utilization (ICU) LOS from Synchro-9 is 
reported to provide the LOS of the overall operations of the intersection. The complete HCM 
and ICU analysis and output are included in Appendix L. 

The resultant intersection LOS WiW' the Project, under PM peak hour, peak season conditions, 
is summarized below. 

Footnotes 
(1) Signallzed intersection - HCM Overall intersectloo LOS reported 
. . - 
(3) I'olcntial Site-rrl:!le~l Impn,\rm?nl. 
(4) Ilnrignali~cd Intersection - Ovcoll b~tcrscctio~r ICtI LOS rrpuncd. 



Year 2021 Recommended Improvements 

Roadwavs 

No roadway widening improvement needs have been identified coincident with the short-term, 
Year 2021. 
The recommended roadway improvements to accommodate future Babcock MPD and area-wide 
traffic coincident with horizon year 2026 is summarized as follows. 

Babcock MPD 
Year 2021 Recommended Improvements 

Roadways 

1 1-71 I Nalle Rd. I Widen from 2L to 4L "' 
Traffic Monitoring 1 

Roadway 

SR 78 

Footnote: 
(1) Subject to detailed arterial analysis and traffic monitoring. 

SR 78 from Hart Road to SR 31 

From 

Hart Rd. 

The anticipated need for the widening of some segments of SR 78 from Hart Road to SR 
31 is based on assessment using generalized service volumes. The actual need and 
timing of the improvement is subject to detailed arterial analysis and traffic monitoring. 

SR 3 1 from SR 80 to Charlotte County Line 

To 

Slates Rd. 

The anticipated need for the widening of some segments of SR 31 from SR 80 to the 
Charlotte County Line from two to four lanes is consistent with the Lee County MPO 
Long-Range Transportation Plan. 

Recommended 
Improvement 

Widen from 4L to 6L 'I' 

Consistent with MPO LRTP 
Traffic Monitoring 

The SR 31 PD&E Study from SR 80 to SR 78, the SR 31 SEIR (South) between SR 78 to 
North River Road (CR 78) and the SR 31 SEIR (North) from North River Road (CR 78) 
to the Babcock Ranch Community DRI North Entrance(s) (Charlotte County) are 
underway and conducted by FDOT. 



Intersections 

The recommended intersection improvements to accommodate future Babcock MPD traffic and 
area-wide traffic coincident with horizon year 2021 is summarized as follows. 

Year 2021 Rec 

Add NB - Turn Lane 
Channelize NB - RT Lane 
Add SB - Left-Turn Lane 
Channelize SB - RT Lane 
Add EB - Left-Turn Lane 

Add EB - T h  Lane 
Add WB - Left-Turn Lane 

Add SB - Thru Lane 
Signal Retiming 

Add EB - Left-Turn Lane 
Add EB - Right-Turn Lane 

17 



Babcock MPD 
Year 2021 Recommended Improvements with Project 

Description 

Add NB - Left-Tum Lane 
Add NB -Two Thru Lanes 
Add NB - Right-Tum Lane 
Add SB - Left-Turn Lane 

Add SB - T h  Lane 
Add SB - Right-Tum Lane 
Add EB - Left-Turn Lane 

Configure EB - ThruIRT Lane 
Add WB D u a l  Left-Turn Lane 
Add WB - ThruRight-Turn Lane 

Signalization, if and when 
warranted 

Traffic Monitoring 

Add NB - Left-Turn Lane 
Add NB - T h  Lane 

Add NB - Right-Turn Lane 
Add SB - Left-Turn Lane 

Add SB - Thrn Lane 
Add SB - Right-Tum Lane 
Add EB - Left-Turn Lane 

Configure EB - Thru/RT Lane 
Add WB -Dual Left-Turn Lane 
Add WB - ThrnRight-Turn Lane 

Signalization, if and when 
warranted 

Traffic Monitoring 

Add NB - Left-Tum Lane 
Add NB - Thm Lane 

Add NB - Right-Turn Lane 
Add SB - Left-Turn Lane 

Add SB - Thrn Lane 
Add SB - Right-Tom Lane 
Add EB - Left-Tum Lane 

Configure EB -ThrulRT Lane 
Add WB - Left-Tum Lane 

Add WB - ThruIRight-Turn Lane 
Signalization, if and when 

warranted 
Traffic Monitoring 

Intersections (Continued) 

Minor Street 

Shirley Lane1 
BahcockMPD South 

Access 

Fox Hill Road! 
Babcock MF'D Middle 

Access 

Busbee Lane1 
Babcock MPD North 

Access 

Ref. # 

27 

Major Street 

SR31 

SR 31 

SR 31 



Year 2021 - Road Impact Fee Estimate 

In accordance with the Roads Impact Fee Schedule contained in the current Lee County LDC, 
the MPD is estimated to generate between $1.5 Million to $3.4 Million through to Year 2021, 
Exhibit 7a (FDOT). 

Babcock MPD 
Year 2021 -Road Impact Fee Estimate 

1 22, I $1.5 Million 1 

Year 2021 -Proportionate Share Estimate 

Based on the same methodology and FDOT improvement cost assumptions of the BRC DRI - 
Increment 1, the MPD proportionate share estimate through to Year 2021 is summarized below 
and presented in Exhibits 7b (FDOT) and 7c (FDOT). 

Year 2021 -Traffic Mitigation Plan 

Babcock MPD 
Year 2021 - Proportionate Share Estimate 

Babcock MPD is expected to mitigate its traffic impacts through: 1) Payment of roads impact 
fees; andlor 2) Participate in the payment of proportionate share; and 3) Provide for site-related 
improvements. 

Roadways 

Intersections 

Total 

$0.8 Million 

$3.4 Million 

$4.2 Million 



Future 2026 (Buildout) Traffic Conditions With Proiect 

This supplemental traffic study assesses the traffic impacts of the proposed Babcock MPD 
development, coincident with Year 2026. 

Year 2021 SR 31 Segment Volumes 

For purposes of this supplemental traffic study, the anticipated Babcock Ranch Community 
DRI - Increment 1 in Charlotte County, coincident with Year 2026, is reflected in the overall 
background traffic (non-Project). Based on the review of the model derived traffic volumes in 
comparison with existing growth trends on state roads, it was apparent that the anticipated 
growth in the background traffic within the study area would be sufficiently accounted for by 
the approved BRC DRI traffic alone. Nonetheless, the resultant background (Non-Babcock 
plus BRC DRI) traffic with the MPD was adjusted, where necessary to ensure that it is no less 
than the existing AADT volumes for state roads. 

Year 2026 Development Parameters 

The proposed Babcock MPD development parameters are as follows. 

Footnote: 
(1) Subiect to Charlotte Countv BROD threshold of 

6 million sa, ft. non-residential 

Year 2026 Proiect Trip Generation 

The Project's trip generation was established based on the hip rates from the Institute of 
Transportation Engineers (ITE), Trip Generation, 9th Edition. All trip generation land use 
assumptions and calculations are provided in Appendix N. 



The resultant Daily and PM peak hour trip generation estimates are presented in Exhibits 8a 
(FDOT) and 8b (FDOT), respectively. For convenience, the PM peak hour trip generation is 
summarized below. 

Footnotes: 
(1) ITE, T r i ~  Gencratian, 9th ~di t ion  

Year 2026 Internal Capture 

The internal trip capture of traditional land use categories within the MPD were estimated 
based on the methodology described on ITE, Trip Generation Handbook, 31d Edition and shown 
in Exhibit 8a (FDOT) and Exhibit 8b (FDOT). 

The resultant PM peak hour trip interaction of the land use components within the MPD is 
summarized in the matrix below and detailed in Exhibit 8b (FDOT). 

The trip interaction between the MPD and the Babcock Ranch Community DRI in Charlotte 
County were established by the travel model and summarized in the matrix below. The trip 
capture of 393 trips (9% of MPD Total) during the PM peak hour between the MPD and DRI 
are identified. Therefore, the remaining 2861 (60% of MPD Total) net new external trips are 
tolfrom all other TAZs beyond Babcock Ranch, as distributed and assigned by the DlRPM 
travel model. 



Footnote: 
(1) DlRPMTAZ#3121. 
(2) DIRPM TAZ #4070. 
(3) lTE, Trip Generation, 9th Edition. 
(4) llE, T r i ~  Generation Handbook- 
h ITE Pronosed Recommended Practice, 3' Edition. 

(5) Retail pass-by trips less than standard ITE pass-by rates and 
less than 10% of passing traffic on SR 31.  

(6) DlRF'M travel model derived. 

Babcock MPD 
Year 2026 Development Trip Distribution 

Year 2026 Retail Pass-bv Trips 

PM Peak 

To 1 From 
Total 
Trip 

Generation 

MPD 
Development 

Retail Pass-by 

Babcock Ranch 
Commuuity DRI 

(Charlotte County) 

All Other External 
TAZs Beyond 

Babcock Ranch 

A modest pass-by trip deduction of 78 external trips was assumed for the retail component of 
the MPD. The retail pass-by traffic assumed is less than 10% of the passing traffic on SR 31. 

Year 2026 Net New External Trios 

Hour - Two-way 

MPD "' 
Development 

4,742 "' 
(100%) 

1,410 ''' 
(30%) 

78 "' 
(< 2%) 

393 
(9%) 

2,861 
(60%) 

The Project is estimated to generate 3,254 net new external trips (69% of total) during the PM 
peak hour as summarized below. 

Trips 

Babcock Ranch '2' 

Community DRI 
(Charlotte County) 

2,086 '3' 

(100%) 

393 
(1 9%) 

11 (51 

(< 1%) 

598 ''' 
(29%) 

1,084 16' 

(52%) 



Footnoles: 
( I )  ITE, Triv Generation, 9Ih Edition. 
(2) Internal cavtured trim within MPD. 
(3) Project t r ips beyondMP~ boundaries. 
(4) Retail Pass-by Trips. 
(5) External trip assignment. 

Year 2026 Model - Proiect TAZs 

Project TAZ #3 121 was assigned to represent Babcock MPD in the DlRPM travel model. The 
MPD development parameters were entered into the DlRPM model in standard ZONEDATA 
format. The DlRPM model was then run and adjustments made to the model derived daily trip 
generation using the SPECGEN parameters for the Project TAZs. The model was then rerun 
and the SPECGEN person trip generation readjusted in an iterative process until the model 
derived BRC cumulative daily trip generation was within five percent (5%) of the ITE daily net 
trip estimate. 

The replication of the ITE daily trip loading in the travel model for the Project was within one 
percent (1 %) or 63 external daily trips as summarized below. 

Babcock MPD 
Year 2026 Pro.iect TAZ Trip Loading Comparison 

Footnote: 
(1) FSUTMS TAZ#3121. 

Year 2026 Segment Analysis With Proiect 

Under future conditions "With" the Project, the segment analysis coincident with Year 2026 is 
presented Exhibits 9b (FDOT). As shown, all components of the segment analysis is provided 
including background (All Other plus BRC DRI) traffic, Project (MPD) traffic, significant and 



adverse impacts, services volumes, LOS and recommended number of lanes to maintain LO5 
standard. 

Year 2026 Proieet Trip Distribution/Assignment 

The Project Trip Distribution and Assignment based on the DlRPM model is summarized as 
follows. The PM peak hour trip distribution at the Project access points are included as part of 
Appendix K. 

Year 2026 Proiect Significant Impact 

Babcock MPD 
Year 2026 Project Trip Distribution/Assignment 

The Project's net new external trips as a percentage of service volume consumption are 
identified in Exhibit 9b (FDOT). The Project is deemed to have significant impact on a 
roadway segment if the Project's consumption of the roadway service volume is five percent 
(5%) or greater. Therefore, Babeock MPD is expected to have significant impact on the 
following state roads as summarized below. 

Direction 
North 

Southeast 
Southwest 

West 
Total 

Percent 
20% 
23% 
55% 
2% 

100% 



Year 2026 Project Significant and Adverse Impact 

As presented in Exhibit 9b (FDOT), Babcock MPD is expected to have significant and adverse 
impact on the following state roads. 

Footnote: 
(1) Transportation Deficient per Chapter 168.3 180, F.S. 

As identified in Exhibits 9b (FDOT), the future roadway levels of service were determined 
based on current area (i.e., urbanizedItransitionaVnrra1) designation and generalized service 
volumes. 

Year 2026 Svncho Arterial Analysis 

The detailed arterial analysis was performed on SR 31. The arterial analysis was performed 
using Syncrho that takes into consideration of the future intersection improvements and signal 
timing along the SR 31 corridor. (Please refer to the intersection LOS analysis in the next 
section of this document). 

The results of the Synchro arterial analysis for SR 31 are summarized below and included in 
Appendix P. 





Year 2026 Traftic Conditions With Project 

Footnotes: 
(1) Signalized Intersection - HCM Overall intersection LOS reported. 
(2) PotentialMitigation. 
(3) Potential Site-related hprovcment. 
(4) Unsignalized Intersection - Overall Intersection ICU LOS reported. 



Year 2026 Recommended Improvements 

Roadwavs 

The recommended roadway improvements to accommodate future Babcock MPD and area-wide 
traffic coincident with horizon year 2026 is summarized as follows. 

Footnote: 
(1) Subject to detailed artenal analysis and traffic monitoring. 

Babcock MPD 
Year 2026 Recommended Improvements 

Roadways 

SR 78 from Hart Road to SR 31 

Roadway 

SR 78 

The anticipated need for the widening of some segments of SR 78 from Hart Road to SR 
31 is based on assessment using generalized service volumes. The actual need and 
timing of the improvement is subject to detailed arterial analysis and traffic monitoring. 

SR 31 from SR 80 to Charlotte County Line 

From 

Hart Rd. 

1-75 

The anticipated need for the widening of some segments of SR 31 from SR 80 to the 
Charlotte County Line from two to four lanes is consistent with the Lee County MPO 
Long-Range Transportation Plan. 

The SR 31 PD&E Study fmm SR 80 to SR 78, the SR 31 SEIR (South) between SR 78 to 
North River Road (CR 78) and the SR 31 SEIR (North) from North River Road (CR 78) 
to the Babcock Ranch Community DRI North Entrance(s) (Charlotte County) are 
underway and conducted by FDOT. 

To 

Slater Rd. 

Nalle Rd. 

Recommended 
Improvement 

Widen from 4L to 6L "' 
Consistent with MPO LRTP 

Traffic Monitoring 

Widen from 2L to 4L "' 
Traffic Monitoring 



Intersections 

The recommended intersection improvements to accommodate future Babcock MPD traffic and 
area-wide traffic coincident with horizon year 2026 is summarized as follows. 

Channehze NB - RT Lane 
Add SB - Left-Tnm Lane 
Channelize SB - RT Lane 
Add EB - Left-Tnm Lane 

Add EB - Thru Lane 
Add WB - Left-Tnm Lane 

17 

18 

29 

SR 80 

SR 31 

SR 31 

Buckingham Road 

SR 78 

No* River Rd' (CR 78) 

Add NB - Thru Lane 
Add SB - Thru Lane 

Signal Retiming 
Traffic Monitoring 

Add NB - Thm Lane 
Add SB - Thru Lane 

Add SB - Right-Turn Lane 
Add EB - Left-Turn Lane 

Add EB - Right-Turn Lane 
Add WB - Left.Tm Lane 

Add WB - fight-Turn Lane 
Signalization, 

if and when warranted 
Traffic Monitoring 





Year 2026 - Road Impact Fee Estimate 

In accordance with the Roads Impact Fee Schedule contained in the current Lee County LDC, 
the MPD is estimated to generate between $1.5 Million to $3.4 Million through to Year 2026, 
Exhibit 10a (FDOT). 

Babcock MPD 
Year 2026 -Road Impact Fee Estimate 

Year 2026 - Proportionate Share Estimate 

At 100% 

Based on the same methodology and FDOT improvement cost assumptions of the BRC DRI - 
Increment 1, the MPD proportionate share estimate through to Year 2026 is summarized below 
and presented in Exhibits lob (FDOT) and 10c (FDOT). 

$19.7 Million 

Traffic Mitigation - Year 2026 

Babcock MPD 
Year 2026 -Proportionate Share Estimate 

Babcock MPD is expected to mitigate its traffic impacts through: 1) Payment of roads impact 
fees; andlor 2) Participate in the payment of proportionate share; and 3) Provide for site-related 
improvements. 

Roadways 

Intersections 

Total 

$2.5 Million 

$5.7 Million 

$8.2 Million 



 

 

 

To review the Babcock CPA application materials, please click 

below: 

Click Here 

 

 

http://www.leegov.com/_layouts/15/kwiktagsearch/kdoc.aspx?profile=&tag=981864052&filename=981864052&ext=pdf&prime=X7Bct6jRIqcZkVWSL2D9wO8svXy8w4bGq6iXk4NcxlE%3D
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