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BOARD OF COUNTY COMMISSIONERS

LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, APRIL 22, 2019
9:00 AM

AGENDA

1. Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
2.  Public Forum

3. Approval of Minutes — February 25, 2019

4. Lee Plan Amendment

A. CPA2018-10008 Old Corkscrew Commercial: Amend Lee Plan
Goal 13 to add Neighborhood Commercial development as an
allowed use for consideration within the Private Recreation
Facilities Planned Development zoning district in the DR/GR.
Amend Lee Plan Map 6: Lee County Utilities Future Water Service
Areas, and Map 7: Lee County Utilities Future Sewer Service Areas
by adding approximately 18.4 acres of property, located about 2
miles east of the Corkscrew Road and Alico Road intersection, to
the Future Water and Sewer Service Areas.

5. Other Business

6. Adjournment — Next Meeting Date: May 20, 2019

Documentation for the Proposed Comprehensive Plan Amendment is available at
https://www.leegov.com/dcd/planning/cpa or at the Department of Community
Development located at 1500 Monroe Street, Fort Myers, Florida. This meeting is
open to the public. Interested parties may appear at the meeting and be heard
with respect to the proposed plan amendment. A verbatim record of the
proceeding will be necessary to appeal a decision made at this hearing.

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Joan LaGuardia, (239) 533-2314, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact jmiller@leegov.com.
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STAFF REPORT FOR
CPA2018-10008: Old Corkscrew Commercial

Privately Initiated Text and Map Amendments to the Lee Plan

'Lee County

Southwest Florids

Applicant: REQUEST

OO CUETACEIl o Amend Lee Plan Policies 13.2.9 and 13.3.9 to add neighborhood commercial development as

Club, LLC a use that may be permitted within the Private Recreational Facilities Planned Development
(PRFPD) zoning district in the Density Reduction/Groundwater Resource future land use

Representative: category subject to the provisions of Lee Plan Goal 13.

BELICINCANVYGRN o Amend Lee Plan Map 6: Lee County Utilities Future Water Service Areas and Lee Plan Map 7:

. Lee County Utilities Future Sewer Service Areas to add 18.4% acres of property to Lee County
Property Size: Utilities’ future water and sanitary sewer service areas.
18.4+ acres

SUMMARY

The purpose of the applicant’s request is to allow neighborhood commercial development in the
DR/GR future land use category by expanding the uses permitted in Private Recreational
Facilities. Private Recreational Facilities in the DR/GR are subject to the provisions of Lee Plan
Goal 13. If the text amendments are approved and the Land Development Code is subsequently
amended, a maximum of 100,000 square feet of neighborhood commercial development may
be requested on property in the DR/GR through the PRFPD zoning process. The requested map
amendments will allow connection of the property to water (Map 6) and sewer (Map 7) services.

Property Location:
16999 Dormie Dr.

Planning District/

Community:
Southeast Lee

County

Commissioner

District: #3 LOCATION

For purposes of the Map amendments, the subject property is located adjacent to Corkscrew
Road, 2+ miles east of the Corkscrew Road and Alico Road intersection.

Attachments: 3 JE% ‘5'}‘\’"}@‘

Text Amendments
Map Amendments
(Maps 6 & 7)

Hearing Dates:
LPA: 4/22/2019

[ cPA2018-10008

2018 Aerial Photography
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RECOMMENDATION

Staff recommends that the Board of County Commissioners transmit the amendments as
provided in Attachment 1 based on the analysis of this staff report and direct staff to amend the
Land Development Code to add neighborhood commercial uses to the PRFPD zoning district.




PART 1
CONCURRENT APPLICATION REVIEW

The Old Corkscrew Commercial comprehensive plan amendment was filed on June 29, 2018 with a
request to change the Future Land Use Map designations on the subject property from DR/GR and
Wetlands to Commercial and Wetlands. A companion rezoning application (DCI2018-10016) was also
filed to rezone the property from PRFPD to CPD. The applicant revised their comprehensive plan
amendment request and submitted new application materials on March 15, 2019. The previous zoning
application was subsequently withdrawn and a new zoning application (DCI2019-00007) was submitted
on April 4, 2019 for an amendment to the PRFPD.

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 of the rezoning request.

Staff notes that through the rezoning process, the applicant must demonstrate that the companion
rezoning is consistent with all applicable provisions of the Lee Plan, including the proposed
amendments, in order to receive a favorable recommendation. All new land uses in the DR/GR are
subject to Policy 1.4.5. which, in part, requires demonstration of compatibility with maintaining surface
and groundwater levels at their historic levels utilizing hydrologic modeling, the incorporation of
increased storage capacity, and inclusion of green infrastructure.

PART 2
STAFF DISCUSSION AND ANALYSIS

The request is comprised of both a map amendment and a text amendment to the Lee Plan. The map
amendment is property specific whereas, the text amendment has broader implications. In the
discussion and analysis below, the requested map amendments and text amendments are addressed
separately.

MAP AMENDMENTS

The applicant’s map request is to amend Maps 6 and 7 to add approximately 18.4 acres to the Lee
County Utilities Future Water and Sanitary Sewer Service areas. The location of the property is shown
below; it is within the Southeast Lee County Community Planning area and has future land use
classifications of DR/GR and Wetlands. It is also identified as a Private Recreational Facility on Lee Plan
Map 4 and as a Rural Golf Course Community on Lee Plan Map 17.

Lands that are within Community Plan areas are subject to the requirements of Goal 17 and Objective
17.3 which provides public input requirements. Based on these requirements the applicant conducted a
public information meeting within the Southeast Lee County planning community on February 22, 2019.

Zoning History:
In 2000, the property that is the subject of the map amendment was included in the rezoning of 275.5+

acres known as ‘The Retreat’” from Agricultural (AG-2) to Private Recreation Facility Planned
Development (PRFPD), approved by Resolution Z-01-051, to allow a maximum of an 18-hole golf course;
20,000-square-foot golf clubhouse; two 150-square-foot restrooms; 25,000-square-foot golf
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maintenance facility and one caretaker’s residence. In 2010, an amendment to the PRFPD was approved
by Resolution Z-11-14 to add bed and breakfast, fractional ownership, and timeshare units to the
schedule to uses with a Master Concept Plan on approximately 20 acres. This current request is
substantially the same property that is approved for the fractional ownership and timeshare units.

O CPAZ018-10008

Figure 2 - Surrounding Properties and Zoning

Surrounding Properties:

North of the subject property, across Corkscrew Road, is a Residential Planned Development (RPD)
zoned property known as The Place. The Place is approximately 1,361 acres and is within the
Environmental Enhancement and Preservation Communities Overlay (EEPCO). The Place is approved for
1,325 dwelling units and is currently under development. Further north in the Conservation Lands
(uplands and wetlands) future land use category is the AG-2 zoned Airport Mitigation Park. The Airport
Mitigation Park and includes the Imperial Marsh, the largest freshwater marsh in Lee County, and
connects to the Flint Pen Strand.

East and south of the subject areas is the Old Corkscrew Golf Course. The golf course property is zoned
PRFPD (Private Recreational Facilities Planned Development). Further to the east generally located at
the intersection of 6 L's Farm Road and Corkscrew Road is a large lot single family residential
subdivision, zoned AG-2. Located further east are the Pepperland Ranch and Verdana Residential
Planned Developments. These properties are approved at approximately 1 unit an acre as part of the
EEPCO and have existing agricultural uses.

West of the subject area is the Florida Farm Development Company property. The Florida Farm
Development Company property is zoned AG-2 and has active agricultural uses.
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Lee Plan Consistency

The Lee Plan requires that areas to be served by Lee County Utilities are identified on Map 6: Lee County
Utilities Future Water Service Areas and on Map 7: Lee County Future Sanitary Sewer Services Areas.
Therefore, the applicant is proposing to amend Map 6 and 7 to add 18.4+ acres to each service area.

The Lee Plan, in Standard 4.1.1(6), allows a developer/owner to request to be added to a water service
area. Standard 4.1.1(6) is provided below:

6. If adevelopment lies outside any service area as described above, the developer may:
e request that the service area of Lee County Utilities or an adjacent water utility be extended to
incorporate the property;
establish a community water system for the development; or
develop at an intensity that does not require a community water system.

In Standard 4.1.2(5), allows a developer/owner to request to be added to a sanitary sewer service area.
Standard 4.1.2(5) is provided below:

5. Ifadevelopment lies outside any service area as described above, the developer may:

e request that the service area of Lee County Utilities or an adjacent sewer utility be
expanded to incorporate the property;

e establish a self-provided sanitary sewer system for the development;

o develop at an intensity that does not require sanitary sewer service; or

o if no more than 5000 gallons of effluent per day per parcel is produced, an individual
sewage disposal system per Chapter 64E-6, F.A.C. may be utilized, contingent on
approval by all relevant authorities.

Potable water and wastewater lines are in operation adjacent to the property. Potable water is available
from the Corkscrew Water Treatment Plant. Wastewater service is available from the Three Oaks
Wastewater Treatment Plant. A memo stating there is adequate capacity to serve the subject property is
included in the application materials.

The request is consistent with Goal 33: Southeast Lee County, which in part, seeks to protect the
groundwater resource area for long-term water storage. This is supported by the requirements found in
Goal 13, Objective 13.4, Policy 13.4.2, Goal 63, Objective 63.1, and other applicable Lee Plan provisions.
These provisions address general water resource protection and wellfield protection requirements. Lee
County has a wellfield that extends along Corkscrew Road adjacent to the subject property. Extending
Maps 6 and 7 will result in less individual wells and septic systems adjacent to Lee County wellfields and
aquifers.
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TEXT AMENDMENTS

The applicant’s requested text amendments would allow development of neighborhood commercial
uses in the DR/GR future land use category, limited to locations appropriate for Private Recreational
Facilities and depicted on the Private Recreational Facilities Overlay (Lee Plan Map 4).

Density Reduction/Groundwater Resource Future Land Use Category

The DR/GR future land use category is described in Lee Plan Policy 1.4.5 as 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.

Permitted land uses in the DR/GR future land use category include agriculture, natural resource
extraction and related facilities, conservation uses, public and private recreation facilities, residential
uses at a maximum density of one dwelling unit per ten acres (1 du/10 acres), and Private Recreational
Facilities pursuant to Goal 13. Limited commercial and civic uses are only allowed in the DR/GR within
Southeast Lee County if incorporated into a Mixed-Use Community (Policy 33.3.2 & 33.4.2) or if it’s an
accessory use to a residential Environmental Enhancement and Preservation Community (Policy 33.3.4),
both of which are depicted on Lee Plan Map 17, the Southeast DR/GR Residential Overlay.

Southeast Lee County Community Plan Area

The Southeast Lee County Community Plan area, which is typically identified as south of SR 82 and east
of the Southwest Florida International Airport, Florida Gulf Coast University and municipalities of Estero
and Bonita Springs. The Southeast Lee County Community Plan area contains property within the
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DR/GR, Wetlands, Conservation Lands (uplands and wetlands), and Public Facilities future land use
categories. The Community Plan area is anticipated to develop at relatively low densities and
intensities. Development within the Southeast Lee Community Plan area is guided, in part, by Goal 33 of
the Lee Plan.

Goal 33, in part, states: “Residential and commercial development will not be significantly increased
except where development rights are being explicitly concentrated by this plan.” Commercial uses
within Southeast Lee County are limited as a result of commercial not being a permitted use in the
Wetlands, Conservation Lands (uplands and wetlands), and Public Facilities future land use categories
and restricted within the DR/GR future land use category. Therefore, outside of being approved as
accessory to a residential Environmental Enhancement and Preservation Community (Policy 33.3.4) or as
“non-residential floor area” within a Mixed-Use Community (Policies 33.3.2 and 33.4.2) commercial uses
within Southeast Lee County are not allowed. Development of either an Environmental Enhancement
and Preservation Community or Mixed-Use Community requires designation on Lee Plan Map 17 and
the significant obligation to protect or enhance flowways, groundwater resources, and wildlife habitat.

Private Recreational Facilities

Private Recreational Facilities may be permitted in the DR/GR future land use category pursuant to
Policy 1.4.5 if rezoned to a Private Recreational Facilities Planned Development (PRFPD) and consistent
with the location, design, and performance standards provided in Goal 13. The Private Recreation
Facilities Overlay, Lee Plan Map 4, shows the locations that are appropriate for the development of
Private Recreation Facilities in the DR/GR area. It should be noted that there are locations depicted on
Map 4 that are no longer in the DR/GR future land use category and therefore not appropriate for
PRFPD zoning.
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Figure 4 - Private Recreational Facilities Overlay Map

Goal 13 is intended to assure development of Private Recreational Facilities is consistent with the DR/GR
future land use category, and that water resources are protected. Goal 13 states:

GOAL 13: PRIVATE RECREATIONAL FACILITIES IN THE DR/GR. To ensure that the
development of Private Recreational Facilities in the DR/GR areas is compatible with the intent of
this Future Land Use category, including recharge to aquifers, development of future wellfields and
the reduction of density. (Ordinance No. 99-16, 18-18)

The provisions of Objective 13.3 set forth the permitted uses, parcel size, density, intensity and design of
Private Recreational Facilities which are necessary for the protection of water quality, quantity, natural
resources, and compatibility. One requirement, set forth in Policy 13.3.8, is a minimum provision of
85% open space. As comparison, residential Environmental Enhancement and Preservation
Communities are required to provide a minimum of 60% open space.

Private Recreational Facilities must also be located, designed and operated in accordance with the
provisions of Objectives 13.4 and 13.6 so as to: maintain or improve the storage and distribution of
surface water resources; not degrade the ambient surface or groundwater quality or adversely impact
the county's existing and future water supply; minimize environmental impacts; and, where
appropriate, protect, enhance and manage natural resources such as flowways, waterways, wetlands,
natural water bodies, and indigenous uplands. The location, design and operation of Private
Recreational Facilities must also incorporate preservation and/or management activities that restrict the
unnecessary loss of wildlife habitat or impact on protected species, species of special concern,
threatened or endangered species in accordance with the policies under Objective 13.5. Furthermore,
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Private Recreational Facilities development is subject to an ongoing monitoring program pursuant to
Objective 13.7.

Neighborhood Commercial Development

The proposed amendment is to allow the consideration of Neighborhood Commercial Development
within the DR/GR by including it as a use that could be permitted in the PRFPD zoning district. To
accomplish this, the use must be added to the Policy 13.2.9, to allow commercial uses in conjunction or
accessory to Private Recreation Facilities. Language currently in Policy 13.2.9 is duplicative of Policy
13.1.2 and is not needed. Commercial uses must also be added to the density/intensity table provided
in Policy 13.3.9. The amendments are shown below in strike-through/underline with the applicant’s
proposed revisions. Additional revisions proposed by staff are shown in double stike-through/underline.

}S)—COMMERCIAL USES Commermal uses may be permltted Wlthln Prlvate Recreatlonal

Facility Planned Development as provided in Policy 13.3.9 when ancillary or in conjunction with
Private Recreation Facilities.

R R R R R R R R S R R R R R R R R R S S R R R R R S R R R S R R e

POLICY 13.3.9: DENSITY/INTENSITY LIMITATIONS. Prepesed-uses Uses in a PRFPD are
subject to the following limitations:

Clubhouse/Administrative | 20,000 SF/18 hole golf course.
Area:
Golf Course Restrooms: Not to exceed two structures per 18 hole golf course, limited to 150
SF per structure.

Maintenance Area: Not to exceed 25,000 SF of enclosed or semi-enclosed building area,
on a maximum of 5 acres of land per 18 hole golf course.

Fractional The maximum allowable units will be calculated based on 1 du/10

Ownership/Time-share acres for the entire area of the PRFPD. All timeshare/fractional

Units: ownership units must be transferred in accordance with Policy
33.3.3(1).

Bed and Breakfast The maximum number of Bed and Breakfast establishments will be

Establishments: limited to 1 per every 18 holes of golf. Bedrooms within a Bed and

Breakfast establishment will be limited to a maximum of 7 per unit,
with a maximum of two adult occupants per bedroom.

Horse Stable: 40,000 SF of stable building/10 acres.

Camping Restrooms: 1 toilet per four camp units, clustered in structures not to exceed 500
SF per structure. 1 shower per 4 toilets.

Camping Area Office: 1,000 SF per campground.

Commercial Uses: Limited to neighborhood commercial development with uses that

are in compliance with the Wellfield Protection Ordinance without

any exemgtionsl. Total commercial gross floor area for the entire
area of the PRFPD may not exceed 100,000 square feet, not

including clubhouse square footage.
1. No uses that would require the storage of any toxic, hazardous substances as identified in the
Wellfield Protection Ordinance or sanitary hazards may be permitted.
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The Lee Plan defines Neighborhood Commercial Development as “Commercial development that
provides for the sale of convenience goods and personal services, such as food, drug, sundries, and
hardware items and has a gross floor area range of 30,000 to 100,000 square feet.” Although the gross
floor area range is provided in the definition, staff recommends a maximum gross floor area be included
in the density/intensity table so that the maximum is clear within the policy itself.

The Neighborhood Commercial Development definition is consistent with neighborhood commercial
centers described by the Urban Land Institute. The Urban Land Institute provides that neighborhood
commercial centers range from 30,000 to 100,000 square feet of leasable area, with the median size of
about 60,000 square feet, and a typical service trade area of 3,000 to 40,000 people within a five to ten
minute drive (ULl development Handbook Series Fourth Edition for ‘Retail Development’ (pg. 10, 2008)).
Based on approved residential development and existing residential subdivisions in the DR/GR, at build-
out there will be a large enough population to warrant a Neighborhood Commercial Development.

Wellfield Protection Ordinance

As previously discussed, the DR/GR future land use category provides substantial recharge to aquifers
most suitable for future wellfield development. Lee Plan Map 8, reproduced below, shows the location
of the County’s Wellfield Protection Zones.

Wellfield
Protection Zones

COMPOSITE ISO-TRAVEL
TIME MAP

Travel Time
8-MONTHS
[11-vEAR
[C]5YEARS
[]10-YEARS
] ASR PROTECTION ZONE
* Permitted Well
City Limits

SOUTHWEST PLORIDA

@LEE COUNTY

A
e

Map Generated: May 2014
iy Liits urment fn ate of map generation

~Adopt=d by Ordinance 8302, /3171383
Am2nged by Cranance Nes. 07-13, 1410

Lee Plan Map 8

Figure 5 - Wellfield Protection Zones

The County’s Wellfield Protection Ordinance is codified in the Land Development Code, Chapter 14,
Article lll. The intent of this article is to further safeguard the public health, safety and welfare of the
residents of the county by providing criteria for the regulation of activities that may allow the entrance
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of brackish water into identified protection zones surrounding existing wellfields, and prohibiting or
regulating hazardous substances, toxic substances or sanitary hazards within identified protection
zones surrounding such wellfields, thereby protecting existing public potable water supply wells from
contamination.

Applications for Private Recreational Facilities in or near existing and proposed wellfields, pursuant to
Policy 13.4.2, must be designed to minimize the possibility of contamination of the groundwater during
construction and operation. Additionally, the proposed language specifically requires that commercial
uses approved allowed for consideration in a PRFPD must meet all the requirements of the Wellfield
Protection Ordinance.

Natural Resources

Lee County staff reviewed the proposed request for potential impacts to natural resources. Water
quality is a major concern on this project due to its close vicinity to the public water supply system. The
requirements of the PRFPD zoning described in Objectives 13.3 and 13.4 include permitted uses, parcel
size, density, intensity and design which are necessary for the protection of water quality, quantity,
natural resources, and compatibility. The proposed amendments, which allow Lee County to consider
commercial uses, will require the applicant to demonstrate water resources (including water quality) will
not be degraded through the rezoning process. Objective 13.7 also requires that, in order to ensure
development does not degrade the ambient conditions of water quality and water quantity, an ongoing
monitoring program must be established.

To ensure water resources are protected in the vicinity of Lee County wellfields it is recommended that
the following items shall be addressed and resolved during the PRFPD approval process:

1. Potential contamination of public water supply system due to construction or operational
activities on the project site.

2. Storm water discharge to water management lakes and potential contamination of public water

supply system.

Design of the water management system to mimic the functions of the natural system.

Discharge of storm water from the development into the County’s MS4 system.

Maintain historic flow through the property and avoid flooding of adjacent properties.

A water quality monitoring plan for review and approval by the Division of Natural Resources.

A lake management plan for review and approval by the Division of Natural Resources. Among

other issues, the plan shall address issues related to maintenance of water levels and littoral

plants in the lake.

8. Elimination of storage of any toxic, hazardous substances as identified in the Wellfield
Protection Ordinance or sanitary hazards, which would degrade groundwater quality.

9. Setback requirements of Chapter 62-532 with regard to sanitary sewer lines from public water
supply system.

10. Compliance with Wellfield Protection Ordinance.

Noukw

Based on the information provided and given the above concerns are to be addressed in the PRFPD
approval process, the Lee County Division of Natural Resources staff finds that no significant impacts on
present or future water resources are expected as a result from the proposed change to the Lee Plan.
Therefore, the Division of Natural Resources staff recommends that the Board of County Commissioners
make a formal finding that no significant impacts on present or future water resources are expected as a
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result from the proposed amendment to the Lee Plan. A memo from the Lee County Division of Natural
Resources is attached.

Applicant’s Original Request

The Applicant’s original request was to amend the Future Land Use Map designation on 18.4+/- acres
from DR/GR and Wetland to Commercial and Wetland to allow the subject area to be developed for
commercial use. The Commercial future land use category is specifically designated for commercial use
and does not permit residential density. Because it is specifically for commercial use there are no
limitations in the commercial category concerning the type or amount of commercial that could be
permitted, nor is there any ability to create conditions that could assure protections of the environment
or surrounding residential uses. Allowing unfettered commercial is not appropriate in an
environmentally sensitive area and could have led to potential inconsistencies with the vision for
Southeast Lee County and Lee Plan requirements with the Wellfield Protection Ordinance.

Whereas the original request, to amend the future land use category to Commercial, would not have
included any limitations on the type or location of commercial of commercial uses, the proposed
amendments utilize an established provisions that through required monitoring will ensure ongoing
consistency of any future commercial development with the Southeast Lee County Community Plan
area, the DR/GR future land use category, and the Wellfield Protection Ordinance. Development as part
of a PRFPD provides for protection of water resources, wildlife, and flowways in a manner that is
rigorous and consistent with how residential uses are permitted within the Environmental Enhancement
and Preservation Communities Overlay.

PART 4
CONCLUSIONS

Staff is recommending amendments to Map 6: LCU Future Water Service Areas, Map 7: LCU Future
Sewer Service Areas, and the Future Land Use element to allow the consideration of Neighborhood
Commercial development in Southeast Lee County when approved through a Private Recreational
Facilities Planned Development. As discussed in this staff report:

e The PRFPD rezoning will assure protection of flowways, groundwater resources, and wildlife
habitat;

e Based on existing and approved development near the subject property there is a need for
commercial uses;

o Applicants will be required to amend the Lee Plan prior to approval of additional commercial
uses; and,

e Prior to final zoning approval there is a requirement for adequate public facilities and services.

Staff recommends that the Board of County Commissioners transmit the proposed amendments, as
identified in Attachment 1 and direct staff to amend the Land Development Code to add neighborhood
commercial uses to the PRFPD zoning district.
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ATTACHMENT 1:

CPA2018-10008

TEXT AMENDMENTS:

99—4:6—]:9—43—]:8—4:8)—COMMERCIAL USES CommerCIaI uses mav be permltted

within Private Recreational Facility Planned Development as provided in Policy 13.3.9

when ancillary or in conjunction with Private Recreation Facilities.
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POLICY 13.3.9: DENSITY/INTENSITY LIMITATIONS. Prepesed—tses Uses in a
PRFPD are subject to the following limitations:

Clubhouse/Administrative
Area:

20,000 SF/18 hole golf course.

Golf Course Restrooms:

Not to exceed two structures per 18 hole golf course, limited to 150
SF per structure.

Maintenance Area:

Not to exceed 25,000 SF of enclosed or semi-enclosed building area,
on a maximum of 5 acres of land per 18 hole golf course.

Fractional
Ownership/Time-share
Units:

The maximum allowable units will be calculated based on 1 du/10
acres for the entire area of the PRFPD. All timeshare/fractional
ownership units must be transferred in accordance with Policy
33.3.3(2).

Bed and Breakfast
Establishments:

The maximum number of Bed and Breakfast establishments will be
limited to 1 per every 18 holes of golf. Bedrooms within a Bed and
Breakfast establishment will be limited to a maximum of 7 per unit,
with a maximum of two adult occupants per bedroom.

Horse Stable:

40,000 SF of stable building/10 acres.

Camping Restrooms:

1 toilet per four camp units, clustered in structures not to exceed 500
SF per structure. 1 shower per 4 toilets.

Camping Area Office:

1,000 SF per campground.

Commercial Uses:

Limited to neighborhood commercial development with uses that
are in compliance with the Wellfield Protection Ordinance without

any exemptions’. Total commercial gross floor area for the entire

area of the PRFPD may not exceed 100,000 square feet, not
including clubhouse square footage.

1. No uses that would require the storage of any toxic, hazardous substances as identified
in the Wellfield Protection Ordinance or sanitary hazards may be permitted.

Attachment 1
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MEMORANDUM
FROM
PUBLIC WORKS

Natural Resources Division

Date: April 11,2019

TO: Mikki Rozdolski From: Anura Karuna-Muni
Manger, Planning Division Manager, Natural Resources
Division

SUBJECT: CPA2018-10008 Old Corkscrew Commercial CPA

The subject property is located on Corkscrew Road east of the intersection of Alico and
Corkscrew Roads. The applicant is seeking the ability to request a neighborhood commercial
development with a maximum of 100,000 square feet of commercial uses as part of a Private
Recreational Facilities Planned Development (PRFPD). The site is located in the Density
Reduction/Groundwater Resource (DR/GR) and Wetlands future land use categories within the
Southeast Lee County Planning Community. A previous request to amend the future land use
category from DR/GR to Commercial was not supported by DNR staff due to potential impacts
to nearby groundwater resources.

The subject site is located at the vicinity of a public water supply wellfield. In fact, all of the
property is located within wellfield protections zones. Natural Resources staff has reviewed the
revised request by the applicant. The proposed amendment will reduce impacts on groundwater
resources by using potable water supply provided Lee County Utilities. The PRFPD will
continue to function as a groundwater recharge area due to Policy 13.3.8, which requires a
minimum provision of 85% open space.

Water quality is a major concern on this project due to its close vicinity to the public water
supply system. The requirements of the PRFPD zoning described in Objectives 13.3 and 13.4
include permitted uses, parcel size, density, intensity and design which are necessary for the
protection of water quality, quantity, natural resources, and compatibility. The proposed
amendments, which allow Lee County to consider commercial uses, will require the applicant to
demonstrate water resources (including water quality) will not be degraded through the rezoning
process. Objective 13.7 also requires that, in order to ensure development does not degrade the
ambient conditions of water quality and water quantity, an ongoing monitoring program must be
established.

To ensure water resources are protected in the vicinity of Lee County wellfields it is
recommended that the following items shall be addressed and resolved during the PRFPD
approval process:

1) Potential contamination of public water supply system due to construction or operational
activities on the project site.

K-\COMPREHENSIVE\PLAN AMENDMENTS\18\CPA2018-10008\CORRESPONDENCEISTAFF COMMENTS\MEMO DATED 4-11-2019
(BDKALW).DOCX



2) Storm water discharge to water management lakes and potential contamination of public
water supply system.

3) Design of the water management system to mimic the functions of the natural system.

4) Discharge of storm water from the development into the County’s MS4 system.

5) Maintain historic flow through the property and avoid flooding of adjacent properties.

6) A water quality monitoring plan for review and approval by the Division of Natural
Resources.

7) A lake management plan for review and approval by the Division of Natural Resources.
Among other issues, the plan shall address issues related to maintenance of water levels
and littoral plants in the lake.

8) Elimination of storage of any toxic, hazardous substances as identified in the Wellfield
Protection Ordinance or sanitary hazards, which would degrade groundwater quality.

9) Setback requirements of Chapter 62-532 with regard to sanitary sewer lines from public
water supply system.

10) Compliance with Wellfield Protection Ordinance.

Based on the information provided and given the above concerns are to be addressed in the
PRFPD approval process, the Lee County Division of Natural Resources staff finds that no
significant impacts on present or future water resources are expected as a result from the
proposed change to the Lee Plan. Therefore, the Division of Natural Resources staff
recommends that the Board of County Commissioners make a formal finding that no significant
impacts on present or future water resources are expected as a result from the proposed
amendment to the Lee Plan. This memo does not intend to relieve the applicant from complying
with any other part of the Lee Plan.
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Memo

To: Brandon Dunn, Planner, Principal
From: Lili Wu, Planner, Senior
Date: March 29, 2019

Subject: Old Corkscrew Commercial CPA (CPA2018-10008)

Infrastructure Planning staff has reviewed the reference application which requests to a text
amendment that would amend Lee Plan Goal 13 to add Neighborhood Commercial development
as an allowed use for consideration within the Private Recreation Facilities Planned
Development (PRFPD) zoning distrct in the DR/GR. The property is located along the south side
of Corkscrew Road within the Old Corkscrew Golf Club.

CPA application is required to provide the information of a short range (5 years) and long range
(20+ years) level of service (LOS) analysis. The LOS analysis of short range (5 year) provided
by the applicant indicates all study area roadway segments (3 miles radius) are anticipated to
operate at or better than the adopted LOS standard in year 2023. The year 2040 long range
transportation LOS analysis indicates no roadway segment within the study area expected to
have LOS issues in the year 2040 with the proposed the project. However, the application may
be subject to future payment of proportionate share consistent with Lee County Administrative
Code AC-13-16.

Corkscrew Road is an arterial and Alico Road north of Corkscrew Road is a collector both

maintained by County. The accesses to the Corkscrew Road shall be determined at the
Development Order review stage.
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Miller, Janet

From: ext-Huff, Dawn (leeschools.net)

Sent: Tuesday, October 02, 2018 10:24 AM

To: Miller, Janet

Subject: [EXTERNAL] RE: CPA2018-10008 Old Corkscrew Commercial
Hi Janet,

This comprehensive plan amendment has no impact on student stations therefore, I offer no comment.
Regards,

Dawn _’H'u_[r"/ Long Range Planner | Planning, Growth & School Capacity
The School District of Lee County | 2855 Colonial Blvd. | Fort Myers, FL 33966
Phone (239)337-8142 | Fax (239)335-1460

dawnmhu@leeschools.net

The District’s Operations Division needs your input to ensure we continue to fulfill the needs of our students, schools,
teachers and families. Please take a few moments to complete the 5-question survey below. Your feedback is valuable as
we work to continue our progress and improve District Operations!

Link to Customer Service Survey

PUBLIC RECORDS NOTICE AND DISCLAIMER: Under Florida law, nearly all communications made or received by School District
employees are considered public records that must be retained and, upon request, made available to citizens and to the media.
There should be no expectation of privacy.

From: Miller, Janet <JMiller@leegov.com>

Sent: Tuesday, October 2, 2018 9:47 AM

To: Lee Plan Review Distribution List <LeePlanReview@leegov.com>; vanderbrock@esterofire.org
Subject: CPA2018-10008 Old Corkscrew Commercial

————— S S e e e S— s

NOTICE: This message originated from outside the District's network.

If you had previous sufficiency comments, please review the resubmittal materials submitted on September 28, 2018 for
the Old Corkscrew Commercial Comprehensive Plan Amendment (CPA2018-10008) and advise Lee County Planning staff
if the materials provided are sufficient for review or if additional materials are needed for a complete review.

Please provide this review to Brandon Dunn by Monday, October 15, 2018. Thank you.

http://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2018-10008

Janet Miller
Administrative Assistant
DCD Administration
imiller@leegov.com
(239) 533-8583 PHONE
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