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November 19, 2019

Ms. Sharon Jenkins-Owen

Principal Planner

Lee County Community Development
1500 Monroe Street

Fort Myers, FL 33901

Re: Small Brothers Text Amendment
CPA 2019-00009
Sufficiency #1 Submittal

Ms. Owen,

In response to the comment letter dated September 5, 2019, enclosed are the following items
for your review:

1. Revised Text Amendment Application
2. Listof Uses in the Community Commercial Zoning District
3. Commercial Zoning Map

4. Revised Text Amendment

5. Authorization Form g
6. Revised Analysis of Impacts narrative \
7. Revised Lee Plan Consistency

8. State and Regional Policy Plan Consistency

9. Historic Resources Impacts Analysis

10. Environmental Analysis

In addition to the above items, written responses to the comments are provided below:

APPLICATION MATERIALS COMMENTS:

1. Exhibit T3. A pre-application meeting is required as stated on the Application.
Please contact Staff at your earliest convenience to schedule a pre-application
meeting.

Noted. A pre-application meeting was held on October 25, 2019.

mclude the subject property on Maps 6 and 7. The m ,
form is available online. i \ &
G

The Map amendment for the utility service has been submitted.
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3. The text amendment application appears to include exhibits that pertain
directly to a map amendment application. If a map amendment application is
filed, please note that the required utility letters will need to be less than one
year old. Please also be sure to number the exhibits as provided in the
application.

Noted.

4. Application Page 1, Project Description. Please modify the project description
to indicate the references to the Lee Plan text that is subject to this amendment
application. For example, "Amend Policy 1.4.5 and create Policy 33.3.5 to allow
neighborhood commercial development in the Density Reduction/Groundwater
Resource (DR/GR) future land use category."

Please see the attached revised application.

5. Application Page 1, Item 1 does not provide the company that Mr. Balsom, Vice
President, represents. Please update item 1 to show the name of the company or
business.

Please see attached revised application form.

6. Application Page 1, Item 3. Please provide other parcel(s) that are similarly
situated and would be affected by this amendment.

The applicant has revised the language to narrowly define the text amendment to only apply
to properties in the DR/GR, directly fronting Corkscrew Road and west of Flint Penn Strand.
The subject property is therefore the only property affected. The map that was submitted with
the original application shows another property that was affected by this amendment, but is
no longer impacted by the proposed change. Please see attached map of the DR/GR west of
Flint Penn Strand.

7 Please provide an analysis that includes other commercially zoned
property(ies) in the DR/GR. Please also provide a list of commercial uses for
each of the(se) property(ies) based on existing zoning categories.

The applicant has revised the text amendment. The subject property is the only on
effected. Attached is a list of uses allowed in the Community Commercial (CC) zoning
district.

8. Application Page 2. Please provide the public fac1llt1es 1mpacts to mclude
other commercially zoned property in the DR/GR.] s~ife 2
Impact Statement, environmental impacts, histori
consistency.

The subject property is the only on effected.
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9. Please number the application exhibits as provided in the application and have
the exhibits reflect all property(ies) that would be affected by this amendment.

Please see attached revised exhibits.

10.Please provide notarized authorization from the applicant that permits Daniel
Delisi, AICP to represent them with regards to the Text Amendment application.
Please submit the original document.

Please see attached authorization form.

LEE PLAN CONSISTENCY

11.Please update the Consistency with Lee Plan document with the current
version of the Lee Plan. See:

https: //www.leegov.com/dcd/Documents/Planning/LeePlan/Leeplan pdf which
reflects the Lee Plan as of May 2019.
Please see the updated Lee Plan consistency document.

12.Please address Goals 60 and 61 in the Water Resource report.

Goals 60 and 61 have been incorporated in to the Lee Plan Consistency analysis (Exhibit
T6).

13.Please address Policy 123.12.2 in regards to bear proof containers and Policy
123.12.3 for public outreach as they relate to proposed commercial uses.

Please see the updated Lee Plan consistency analysis.

14.Please address compatibility of commercial uses on conservation lands in the
DR/GR.

Please see the updated planning narrative.

15.Please provide an environmental analysis of other property(ies) affected by the
proposed amendment.

Please see the attached revised text amendment and commercial zoning map. The subject
property is the only property affected by this proposed amendment.

DIRCIE]
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16. Please revise the Transportation Impact Statement“‘gt\f“{ncm% an| azmgysi ;
all property(ies) impacted by this text amendment.
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The subject property is the only property effected by the proposed amendment. Please see the
attached Commercial zoning map.

17. Please include information to support the trip distribution onto the
roadway network.

The trip distribution was formulated based on the approved and existing surrounding
residential developments within the vicinity of the site such as Bella Terra, Corkscrew Shores,
The Preserve at Corkscrew, Wildcat Run Golf & Country Club, Stoneybrook, The Club at
Grandezza, WildBlue (approved for 1,096 units), The Place (approved for 1,325 units),
Pepperland Ranch (approved for 700 units), Verdana (approved for 1,530 units), etc. The
proposed development will provide a commercial center closer to the aforementioned
residential uses. The trip generators, or the uses that add trips to the roadways, are typically
residential uses, such as single family and multi-family dwelling units and hotel units. Trip
attractors are typically those places of employment, such as retail and commercial office uses,
schools and industrial uses. The “attractors”, which this commercial site will be, attracts trips
from the trip generators, or the residential uses. The market area of these types of uses is
dependent upon the location of the residential dwelling units, the road network as well as the
location of competitive or complimentary uses. This center will function as a trip attraction,
capturing trips from the surrounding residential projects. The only vehicle trips anticipated to
be attracted to this site from outside the 3 to 4 mile market radius would be from employees
and service/delivery vehicles, which account for a small percentage of the overall trip
generation of a project such as proposed.

NATURAL RESOURCES

18. Please address how potential impacts (such as spills or containments) to the
wellfield zones will be reduced or prevented. Please address consistency with Lee
Plan Objective 63.1.

The developed portion of the project falls within Lee County’s Wellfield Protection Zones 2 and
3 with the majority of the proposed development area in Zone 3. To be consistent with Lee Plan
Objective 63.1, the project will not allow:

e The use, handling, production or storage of regulated substances associated with land
uses or activities in quantities greater than 110 gallons (if substances are liquids) or
1,110 pounds if substances are solids.

e Disposal of liquid waste and wastewater effluent, except for publlc access reuse of
reclaimed water and land application under the condltlonT rq I 7

d-in,
F.A.C. chapter 62- 610, part Il \ ”g
e Disposal of solid waste in areas that fall within Zone 2. lg\& NOV 212019 '-,_;,'j
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The Corkscrew Commercial project will fully comply with the strictest protective measures
established for the wellfield protection zones. To ensure compliance with Lee County’s rules,
the permittee will proactively consider the following options.

e Any retail facilities within the project will not include shops that are known to use
regulated substances such as a gas station or dry cleaners. If requlated substances are
present, it will meet applicable standards set forth in Section 14- 214.

e The project will not discharge wastewater, liquid waste or solid waste. Irrigation water
will maintain a chloride concentration below acceptable limit.

e The stormwater management system will be designed to exceed the water quality
requirements of the South Florida Water Management District.

e No earth mining is proposed within 500 feet of any Lee County Utilities wellheads.

Please feel free to contact me if you have any questions.

Delisi, Inc.

FLOEb2

Daniel DelLisi, AICP
cc. Neale Montgomery, Pavese Law Firm

DR GARI AR
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, iLee C()unty APPLICATION FOR A COMPREHENSIVE
Southwest Foride PLAN AMENDMENT - TEXT

ProjectName: _Small Brothers Commercial -

Project Description: _Amend Policy 1.4.5 and add Policy 33.3.5 to allow for commercial development in a limited location

in the DR/GR based on surrounding uses and historic approvals.

State Review Process: [ | State Coordinated Review Expedited State Review [] Small-Scale Text*

*Must be directly related to the implementation of small-scale map amendment as required by Florida Statutes.

APPLICANT — PLEASE NOTE:
A PRE-APPLICATION MEETING IS REQUIRED PRIOR TO THE SUBMITTAL OF THIS APPLICATION.

Submit 3 copies of the complete application and amendment support documentation, including maps, to the Lee County
Department of Community Development.

Once staff has determined that the application is sufficient for review, 15 complete copies will be required to be submitted to
staff. These copies will be used for Local Planning Agency, Board of County Commissioners hearings, and State Reviewing

Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies.

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585.

1. Nameof Applicant: _Jon Small, Manager, Small Brothers, LLC

Address: 12810 Tamiami Trail N., Suite 200

City, State, Zip:  _Naples, FL 34110

Phone Number: (239) 352-5151 E-mail: budb@smallbrothers.com
2 Name of Contact: Daniel DeLisi, AICP

Address: 520 27t Street

City, State, Zip: West Palm Beach, FL 33407

Phone Number:___239-913-7159 E-mail: _dan@delisi-inc.com

3. Property Information: Provide an analysis of any property within Unincorporated Lee County that may be impacted by
the proposed textamendment. _The only property that will be affected by the proposed text amendment is located just
west of the intersection of Alico Road and Corkscrew Road. Please see attached information.

4a. Does the proposed change affect any of the following areas?

If located in one of the following areas, provide an analysis of the change to the affected area.

D Acquisition Area [] Burnt Store Marina Village [ ] Urban Infill and Redevelopment
[Map 1 Page 4] [Map 1 Page 2] [Map 15]

[] Agricultural Overlay [] Environmental Enhancement and
[Map 30] Preservation Communities [Map 17] VAR

0 Airport Mitigation Lands [] Mixed Use Overlay ? )L ,‘5
[Map 3] [Map 1 Page 6] ) = \ZJ i

[] Airport Noise Zone [] Planning Communities Map ] pelVARY Récleatidffal Faihitics
Map 1 Page 5] [Goal 16]
[Map 1 Pag [Map 1 Page 2]

C C h Plan Text Amend Appl Form (10/2018) COMMUN,T\{ DEVELOPMEg F 1 of 2
Lee County Comprehensive Plan Text Amendment ication Form | 0
v " CPA2019-P 00!



4b. Planning Communities/Community Plan Area Requirements

If located in one of the following planning communities/community plan areas, provide a meeting summary document of the
required public informational session [Lee Plan Goal 17].

D N/A |:| Bayshore [Goal 18] |:| Boca Grande [Goal 19] D Buckingham [Goal 20]
D Caloosahatchee Shores [Goal 21] |:] Olga [Goal 22] D Captiva [Goal 23] DGreater Pine Island [Goal 24]
[[] Lehigh Acres [Goal 25] [ ] North Captiva [Goal 26] [ ]NE Lee County [Goal 27] [_]Alva [Goal 28]

D North Olga [Goal 29] I:l North Fort Myers [Goal 30]D Page Park [Goal 31] |:|San Carlos Island [Goal 32]
[X] Southeast Lee County [Goal 33] [ ] Tice [Goal 34] :

Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on a maximum development scenario.

1. Traffic Circulation Analysis: Provide an analysis of the effect of the change on the Financially Feasible Transportation
Plan/Map 3 A (20-year horizon) and on the Capital Improvements Element (5-yearhorizon).

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):
Sanitary Sewer

Potable Water

Surface Water/Drainage Basins

Parks, Recreation, and Open Space

Public Schools

o0 o

Environmental Impacts
Provide an overall analysis of potential environmental impacts (positive and negative).

Historic Resources Impacts
Provide an overall analysis of potential historic impacts (positive and negative).

Internal Consistency with the Lee Plan

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

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

3. Describe how the proposal affects adjacent local governments and their comprehensive plans.

4. List State Policy Plan goals and policies, and Strategic Regional Policy Plan goals, strategies, actions and policies which are
relevant to this plan amendment.

Justify the proposed amendment based upon sound planning principles
Support all conclusions made in this justification with adequate data and analysis.

SUBMITTAL REQUIREMENTS
Clearly label all submittal documents with the exhibit name indicated below.

MINIMUM SUBMITTAL ITEMS
Completed application (Exhibit — T1)
Filing Fee (Exhibit — T2)
Pre-Application Meeting (Exhibit — T3)
Proposed text changes (in strike through and underline format) (Exhibit — T4)

Analysis of impacts from proposed changes (Exhibit — T5)
Lee Plan Analysis (Exhibit — T6)
Environmental Impacts Analysis (Exhibit — T7)

Historic Resources Impacts Analysis (Exhibit — T8)
State Policy Plan Analysis (Exhibit — T9)
Strategic Regional Policy Plan Analysis (Exhibit — T10)

N o




List of Uses in the Community Commercial Zoning Category

Administrative offices

Animal Clinic

Auto parts store

Automobile repair and service, Group I
Automobile Service Station

Bait and Tackle Shop

Banks and financial establishments, Groups I & Il
Boat Parts Store

Boat Ramp

Boat Rental

Business Service, Group I

Caretaker's residence

Car wash

Cleaning and maintenance services
Clothing stores, general

Clubs: Commercial, Fraternal, Membership, Private
Drugstore, pharmacy

Entrance gates and gatehouse

EMS, fire or sheriffs station

Essential services

Essential service facilities, Group I
Excavation, water retention

Flea market, Indoor

Food, Groups I & II

Funeral home or mortuary, No cremation
Hardware store

Health care facility, Group III

Hobby, toy and game shops
Household furnishings, Groups I & 11
Laundromat

Laundry or Dry Cleaning, Group I
Garden and supply

Library

Medical office

Display center

Package store

Paint, glass and wallpaper

Parks, Group I

Parking lot: Accessory, Park-and-ride, Temporary
Personal Services, Groups I-1V

Pet Services

Pet Shop

Pharmacy

Place of Worship

1|Page
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Recreational Facilities, Commercial Group I, Private on-site
Religious Facilities

Rental or Leasing Establishments, Groups I-1II
Repair shops, Groups [ & II

Research and development laboratories, Group II
Restaurant, fast food

Restaurants, Groups I-1V

Schools, Commercial, Non-Commercial

Self Service Fuel Pumps

Signs

Social Services, Group I

Specialty Retail, Groups I-IV

Storage, Indoor, Open

Studios

Supermarket

Theater, Indoor

Transportation Services, Group II

Used Merchandise Stores, Groups I-I1I

Variety Store

Vehicle Equipment Dealers, Group II
Wholesale Establishments, Groups I, II, and IV

2|Page
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PROPOSED LEE PLAN TEXT AMENDMENT
ExHiBIT T-4

Policy 1.4.5:

2. Permitted land uses include agriculture, natural resource extraction and related facilities,
conservation uses, public and private recreation facilities, and residential uses at a
maximum density of one dwelling unit per ten acres (1 du/10 acres), and Commercial uses
in accordance with Policy 33.3.5. See Policies 33.3.2, 33.3.3, 33.3.4, 33.3.5 and 33.3.6 for
potential density adjustments resulting from concentration or transfer of development
rights.

OBJECTIVE 33.3: RESIDENTIAL COMMERCIAL AND MIXED-USE DEVELOPMENT.
Designate on a Future Land Use Map overlay areas that should be protected from adverse
impacts of mining (Existing Acreage Subdivisions), specific locations for concentrating
existing development rights on large tracts (Mixed-Use Communities), specific properties
which provide opportunities to protect, preserve, and restore strategic regional
hydrological and wildlife connections (Environmental Enhancement and Preservation
Communities), and vacant properties with existing residential or commercial approvals
that are inconsistent with the Density Reduction/Groundwater Resource future land use
category (Improved Residential Communities/Improved Commercial Area).

Policy 33.3.5: Properties within Southeast Lee County, in the Density
Reduction/Groundwater Resource future land use category, west of Flint Penn Strand with

direct access to Corkscrew Road that have existing commercial zoning inconsistent with
the current DR/GR land use category, may develop in accordance with existing zoning
under the following criteria:

1. Intensity must be limited to neighborhood levels of commercial,
Development must be served by central water and sewer facilities,

3. Access must be provided directly to Corkscrew Road or via a frontage road
connecting to Corkscrew Road,

4, All uses must be in compliance with the Lee County Well Field Protection Ordinance
as may be amended,

5. The following uses are prohibited: auto repair, fuel pumps, car wash, cleaning and
maintenance services, funeral homes, on-site dry cleaning, research and

development laboratories, and vehicle equipment dealers, or any other similar use
that mayv contain the storage of hazardous chemicals or ma’eerlalns oL, I:un .off of

hazardous materials.

&g
al | B~ s 4

6. Atthe time of local development order the appli i‘ponstrate that sur ao{ i
and groundwater will not be degraded. ol e NOV 2 1 -
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7. Development order plans must include preservation/restoration at a minimum of
35 percent of the property. Preserve areas will include existing indigenous areas or
areas that are restored through the removal of exotic vegetation.

8. Development order submittals must include a protected species management plan
to address human wildlife coexistence, including educational programs and
development standards.

9. In addition to the preservation of on-site property, for every acre of development

area, a fee of $8,500 must be paid to the County’s land acquisition fund for the

purchase and/or restoration of additional off site lands in Southeast Lee County
and/or the CREW Watershed.

)

' ONOV 2 1 209
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LETTER OF AUTHORIZATION

Please be advised that I am the fee simple property owner of the property described by the
STRAP number below and that Daniel DeLisi, AICP, DeLisi, Inc. is authorized to represent
me for the below reference parcels in all matters pertaining to amending the Lee County
Comprehensive Plan. This authority to represent my interest includes any and all
documents required by the Comprehensive Plan Amendment requests submitted on my

behalf by DelLisi, Inc..
STRAP Number or Legal Description:

STRAP Number: 22-46-26-00-00001.0010

7
/7 /
A S /)-)) )9
/ Signature Date

STATE OF C\Ov’idCu
COUNTY OF (g)\\i(‘:/

The foregoing instrument was sworn to (or affirmed) and subscribed before me on W ' \&D\o) (date) by
M (name of person providing oath or affirmation), who is personally
known to me or who has produced | N (type of identification) as identification.

L0

Signature of Notary Public

.

STAMP/SEAL

Wi,  JENNIFFER WALLACE
¢z State of Florida-Notary Public
*z Commission # GG 197958
PSS My Commission Expires
W May 31, 2022

COMMUNITY DEVELOPMENT
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Analysis of Impacts/Planning Justification
Exhibit T5

Text Amendment Location and Property Description

The proposed text amendment to the Lee Plan addresses a historic non-conforming zoning
in the DR/GR by allowing the property to develop under the approved zoning with
significantly enhanced preservation requirements. The text amendment applies only to
properties which already have commercial zoning, along Corkscrew Road, west of Flint Penn
Strand (limited to the property described below) and is written to be consistent with Policy
33.3.3, which applies to residential areas with approvals for density greater than the DR/GR
allows.

The single property that is affected by this amendment is located at the southwest corner of
Corkscrew and Alico Roads adjacent to Corkscrew Shores on the west. Attached is a map of
commercial zoning within the Southeast Lee County Planning Community, west of Flint Penn
Strand. The property effected is approximately 12.19 acres, 5.45 acres of which are wetlands.
The site is located in the Density Reduction/Groundwater Resource and wetlands land use
categories. Not only is Corkscrew Shores contiguous to the west (developed under Policy
33.3.3), but there are several large residential communities that have been zoned and in the
process of active development to the east (See map of development communities).

Property History

Although the subject property is within the DR/GR land use category it is zoned Community
Commercial by specific Board action and has carried that designation since 1982. ZAB-82-
337 was approved by the Board of County Commissioners designating the subject property
as CC (Community Commercial) and MH-1 (Mobile Home). The MH-1 property to the south
is currently owned by the South Florida Water Management District. A site plan was
incorporated into the zoning resolution by reference showing residential lots to the south of
the commercial development along Corkscrew Road, even though it is a standard zoning
district.

In 1989 Lee County amended the future land use category on the subject property from Rural
to Density Reduction/Groundwater Resources. The land use category was changed as part
of a settlement with the State Department of Community Affairs to reduce overall residential
Density on the Future Land Use map through the year 2010, the horizon year of the Lee Plan
at that time. The County did not undertake any analysis to determine the impact of the
change on commercially zoned or previously platted property. After over two decades the
County started moving forward with increased residential development in the DR/GR with
the approval of Corkscrew Shores. Corkscrew Shores had an approved plat that _permltted
residential development and it is located adjacent to the property jon the west. Cy rkscrew
Shores obtained approval of an amendment to the comprehensive! plan and zoning ’chad
recognized the pre-existing approvals and allowed the reconflguratlon of the ex1stmg
residential density. NOV 2 1 2019
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In 2015 Lee County established the Environmental Enhancement and Preservation Overlay
that extends along the north side of the subject property, along Corkscrew Road to the east.
Since the establishment of the EEPO, 4 residential developments have been approved with
over 4,500 new residential units to the north and east of the subject property. The growing
number of residents east of I-75 has created a demand for neighborhood commercial
services in proximity to the residences. The subject property is located at or near one of the
few major intersections in the DRGR and it is one of the few commercially zoned parcels in a
strategic location to serve the neighborhood retail needs of the surrounding uses.

Proposed Text Amendment

The proposed text amendment is to add Policy 33.3.5 to Goal 33, which lays out the vision
for the Southeast Lee County Planning Community. The proposed policy allows development
of properties that had already been zoned for commercial development prior to designation
as DR/GR, consistent with existing approvals, but under more intense preservation
requirements than prior approvals and commercial development elsewhere in Lee County.
The text amendment also limits the uses allowed to specifically eliminate the CC uses that
may leave to a concern about groundwater impacts to the County’s well field. The proposed
text amendment is as follows:

Policy 33.3.5: Properties within Southeast Lee County, in the Density
Reduction/Groundwater Resource future land use category, west of Flint Penn Strand

with direct access to Corkscrew Road that have existing commercial zoning inconsistent

with the current DR/GR land use category, may develop in accordance with existing
zoning under the following criteria:

1. Intensity must be limited to neighborhood levels of commercial,

2. Development must be served by central water and sewer facilities,

3. Access must be provided directly to Corkscrew Road or via a frontage road
connecting to Corkscrew Road,

4, All uses must be in compliance with the Lee County Well Field Protection
Ordinance as may be amended,

5. The following uses are prohibited: auto repair, fuel pumps, car wash, cleaning
and maintenance services, funeral homes, on-site dry cleaning, research and

development laboratories, and vehicle equipment dealers, or any other similar
use that may contain the storage of hazardous chemicals or materials, or run off

of hazardous materials.

6. Atthe time oflocal development order the applicant must demonstrate that

surface and groundwater will not be degraded.
7. Develonment order plans must include Dreservatlon/restoratlon at a

2|Page
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8. Development order submittals must include a protected species management
plan to address human wildlife coexistence, including educational programs and
development standards.

9. In addition to the preservation of on-site property, for every acre of
development area, a fee of $8,500 must be paid to the County’s land acquisition

fund for the purchase and /or restoration of additional off site lands in Southeast

Lee County and/or the CREW Watershed.

The proposed amendment requires the preservation of onsite indigenous vegetation well in
excess of code requirements for commercial development. Current code requirements for
indigenous preservation for commercial development is typically 15%. The proposed text
amendment will more than double that requirement for existed zoned commercial property
in the DR/GR. In addition to on-site restoration, every acre of developed land will require a
payment to Lee County for the acquisition of off-site land. This mitigation payment is
identical to Policy 33.3.3 3.h. which allows for additional residential on residential properties
that were permitted for more density in the DR/GR prior to its adoption. Including off site
mitigation, the total preservation requirement will increase significantly.

The proposed amendment requires compliance with the Lee County Wellfield Protection
Ordinance and the prohibition on uses that may contain hazardous materials run off or the
storage of hazardous materials. The proposed amendment also requires a connection to
Central Water and Sewer. All of these measures are taken to ensure no impact to the County’s
water supply.

Surrounding Uses/Compatibility

The attached regional aerial shows the location of the subject property and the surrounding
uses. As discussed above, the property directly to the west is the Corkscrew Shores
community, which consists of 800 residential units. Adjacent to the property to the north is
the Southwest Florida Rock IPD, an active mining operation. To the south of the subject
property is land owned and managed by the South Florida Water Management District. To
the east of the subject property is land owned and managed by Lee County. To the east of
the Lee County lands are large tracts approved for residential uses. County buffers will
require a Type E or F buffer between the commercial and residential uses to the west. The
limitation on uses and the requirement for approval of a Human/Wildlife Coexistence Plan
at the time of Local development order will ensure that commercial uses do not become
attractors for bears and other wildlife.

Proposed Request

The proposed amendment to the Lee Plan conforms the DR/GR land use category to the
current commercial zoning on the property. Residential uses are not permitted in the CC
zoning district, and this is not a suitable location for a rural residential estates with Pproximity
to an intersection of two arterials and an IPD with, a mining use afe hundred feet af Ay
The commercial development will be limited to nelghborhobd levels of commerma
development, which by their nature serve the surrounding neigh orhoocﬁﬁ.‘. ’{7‘he request aiso

; 1
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requires preservation in excess of requirements in urban areas and further requires
payment of a fee for offsite acquisition of additional conservation property, consistent with
similar incentives for non-conforming residential density in the DR/GR in Policy 33.3.3.

The subject property is located over 4 miles to the west from the Shoppes at Grandezza, the
closest commercial retail development to the subject property. Although there is commercial
property zoned at the entrance of Bella Terra, the Homeowners Association has recently
acquired the property in an effort to have more control that will likely limit or decrease
commercial development. All residential communities along Corkscrew Road, including the
newly approved and developing Corkscrew Shores, The Place, Pepper land and Verdana
must travel anywhere from 4-8 miles each way for every retail commercial need. Generally,
neighborhood retail stores assume a 2-mile travel radius for a market service area. The
attached map shows the level of residential development along Corkscrew Road, the 2-mile
travel distance and the location of the subject property in relation to the residential uses that
will travel excessive distances for every retail service need.

The subject property is appropriately sized to meet many of the smaller daily needs. Between
Verdana, Pepperland, The Place, Wild Blue and Corkscrew Shores, there are approximately
5,000 units either built or planned for that are over 4 miles from the Shoppes at Grandezza.
Including Bella Terra and the Preserve at Corkscrew, there are an additional approximately
2,500 units. A rule of thumb for commercial generation rates from residential population is
approximately 20 square feet per capita. Many larger metropolitan areas have around 40-55
square feet per capita and contain a wider diversity of retail uses than the smaller service
needs that are the intended use of the subject property. This estimate adjusts for the overall
trend of declining retail space and doesn’t include the need for office type uses (including
those commonly found in shopping centers such as realtors, dental, and title companies).
Therefore, an overall conservative estimate for the amount of commercial area needed to
serve each residential unit is approximately 40 square feet (assuming a conservative 2
people per unit). With over 7,500 residential units built and planned for over 2-miles east of
the Grandezza Shopping Center, there is a potential need for approximately 300,000 square
feet of commercial floor area along east Corkscrew Road.

The subject property is centrally located, between the residential communities to the east
and the newly developed communities to the west along Corkscrew Road, and at the
intersection of two arterial roads in Lee County - Corkscrew Road and Alico Road. The
property has the ability to capture a market area from the Preserve to Verdana, greatly
decreasing trip times, but more importantly, decreasing the escalating burden on road
segments closer to the I-75 Interchange. Commercial uses along Corkscrew road will help
keep trips local, building a more sustainable and functional mix of uses within the East
Corkscrew Community. The subject property is unique due to the location near the
intersection of two major arterial roads and due to the fact that the property has commercial
zoning. Not only is commercial the most appropriate use for the sub]ect s1te but the only

reasonable use, given its location, size and surrounding uses. -

Existing and Future Conditions Analysis
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In accordance with Policy 95.1.3 attached is an analysis by Andrew Fitzgerald, PE, of the
impacts to Sanitary Sewer, potable water and surface water. There is no impact to parks,
recreation, open space or public schools. Commercial development does not generate
demand for those services.

Environmental Impacts

Attached is an environmental assessment conducted by Dex Bender and Associates. The
subject property consists of both upland and wetland areas with varying degree of exotic
infestation. No endangered or threatened species were found on site. Development of the
subject property will need to comply with all applicable land development code
requirements pertaining to indigenous vegetation preservation and open space. The
proposed text amendment however, requires a significantly greater level of on-site
indigenous preservation (over double the requirement for commercial development
elsewhere in Lee County) as well as a requirement for payment for off-site preservation.
Given the size and location of the subject property at the intersection of two arterial roads
and adjacent to a residential community to the west the development will not have a
significant adverse impact on environmental resources, but instead are designing the text
amendment to have an overall positive impact.
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LEE PLAN CONSISTENCY
Exhibit T6

The proposed Text Amendment will allow for a neighborhood commercial development near
the intersection of Corkscrew Road and Alico Road. An analysis of how the proposed
amendment is consistent with the following Lee Plan policies is described 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.

1. New land uses in these areas that require rezoning or a development order must
demonstrate compatibility with maintaining surface and groundwater levels at their
historic levels (except as provided in Policies 33.1.3 and 33.3.5) utilizing hydrologic
modeling, the incorporation of increased storage capacity, and inclusion of green
infrastructure. The modeling must also show that no adverse impacts will result to
properties located upstream, downstream, as well as adjacent to the site. Offsite
mitigation may be utilized, and may be required, to demonstrate this compatibility.
Evidence as to historic levels may be submitted during the rezoning or development
review processes.

2. Permitted land uses include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential
uses at a maximum density of one dwelling unit per ten acres (1 du/10 acres), and
commercial uses in accordance with Policy 33.3.5. See Policies 33.3.2, 33.3.3, 33.3.4,
33.3.5 and 33.3.6 for potential density adjustments resulting from concentration or
transfer of development rights.

The Lee Plan does not currently allow for commercial development in the DR/GR land use
category except under very limited circumstances. The proposed text amendment will allow
for commercial development only on properties that had commercial zoning prior to the
establishment of the DR/GR land use category and with enhanced preservation/mitigation
requirements. The evaluation of this amendment for the only undeveloped commercial
property that meets this criterion includes a demonstration that any proposed development
will be compatible with maintaining historic surface and groundwater.

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that
are identified as Wetlands in accordance with F.S. 373.01 9(27) through the use of the
unified state delineation methodology described in FAC Chapte as rmglf ied anfl N
amended in F.S. 373.4211. f“ — L1 I
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l|Page Consistenc
COMMFENI T OEVELOBTENT

P
CPA2019-00009




The subject property has areas that have been designated as wetlands in accordance with
F.S. 373.019(27) through the use of the unified state delineation methodology. Any
proposed development will make efforts to avoid and minimize impacts in accordance with
State and Federal guidelines. To the extent that impacts can not be avoided, mitigation will
be provided to preserve overall wetland function in the Basin. In addition, for every acre of
development that occurs (upland or wetland) funding for additional offsite mitigation will
be provided.

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 124 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.

The proposed development will go through the environmental resource permit application
process. To the extent that wetland areas are impacted by development, those areas will be
mitigated for in accordance with State guidelines. Upland areas created through wetland
impacts will revert to the underlying land use category as they will no longer be “wetlands”.
All wetland areas will be preserved in accordance with the environmental resource permit
process and will contain uses consistent with Policy 1.5.1.

OJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns
will be promoted through the rezoning process to contain urban sprawl, minimize
energy costs, conserve land, water, and natural resources, minimize the cost of services,
prevent development patterns where large tracts of land are by-passed in favor of
development more distant from services and existing communities.

The proposed amendment is in a location where large-scale residential development is
occurring or in place directly to the west and in close proximity to the north and east. The
proposed plan amendment would allow for the development of an appropriate use for the
subject property in an appropriate location.

POLICY 2.1.1: Most residential, commercial, industrial, and public development is
expected to occur within the designated Future Urban Areas on the Future Land Use
Map through the assignment of very low densities to the non-urban categories.

The subject property is located in a rural area on the future land use map that is evolving as
it is developed under an overlay designation that allows for increased residential densities.
The residential development to the west, consisting of small lot residential units around a
large lake, has been required to extend urban infrastructure and is designated on Maps 6 and
7 for water and sewer service. The Place and other similar developments to the north and
east all are paying a proportionate share fee to extend urban services to the area, including
the cost of utilities, EMS services and road infrastructure. Unlike: tﬂhoTeareas, urban S

are already available to the subject property. i
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POLICY 6.1.4: Commercial development will be approved only when compatible with
adjacent existing and proposed land uses and with existing and programmed public
services and facilities.

The proposed plan amendment will allow for commercial development adjacent to
residential development on the west, preserve on the east and south and a mining site on the
north. Buffer requirements on the west will ensure compatibility with adjacent residential
development. There are no compatibility concerns with the location of commercial uses on
the subject property. Urban services either exist or are planned for at this location.

POLICY 6.1.5: The land development regulations will require that commercial
development be designed to protect the traffic-carrying capacity of roads and streets.
Methods to achieve this include, but are not limited to...

The proposed plan amendment is in an area where capacity exists on the adjacent roadway
network as demonstrated by the attached TIS.

GOAL 33: SOUTHEAST LEE COUNTY. To protect natural resources in accordance with
the County’s 1990 designation of Southeast Lee County as a groundwater resource area,
augmented through a comprehensive planning process that culminated in the 2008
report, Prospects for Southeast Lee County. To achieve this goal, it is necessary to
address the inherent conflict between retaining shallow aquifers for long-term water
storage and extracting the aquifer’s limestone for processing into construction
aggregate. The best overall balance between these demands will be achieved through a
pair of complementary strategies: consolidating future mining in the traditional Alico
Road industrial corridor while initiating a long-term restoration program to the east
and south to benefit water resources and protect natural habitat. Residential and
commercial development will not be significantly increased except where development
rights are being explicitly concentrated by this plan. Agriculture uses may continue, and
environmental restoration may begin. This goal and subsequent objectives and policies
apply to Southeast Lee County as depicted on Map 1, Page 2.

The proposed amendment fits within Goal 33. The amendment would allow for commercial
uses to support the newly developed and permitted residential uses along the corridor. Goal
33 states that “Commercial development will not be significantly increased except where
development rights are being explicitly concentrated by this plan.” The amendment is being
proposed as a text amendment with applicability to only the subject property. The proposed
amendment will therefore concentrate the commercial uses at a specific strategic location so
as to not lead to a potentially significant increase in commercial area.

OBJECTIVE 33.2: WATER, HABITAT, AND OTHER NATURAL RESOURCES. Designate
on a Future Land Use Map overlay the land in Southeast Lee County that is most critical
toward restoring historic surface and groundwater levels ’s \and- fon Improvmg Bhe
protection of other natural resources such as wetlands and \/Illdl fe habltat

/
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The subject property is not designated in any Tier for Priority Restoration. In accordance
with Lee Plan Map 1, Page 4, the subject property is not a priority.

OBJECTIVE 33.3: RESIDENTIAL AND MIXED-USE DEVELOPMENT. Designate on a
Future Land Use Map overlay areas that should be protected from adverse impacts of
mining (Existing Acreage Subdivisions), specific locations for concentrating existing
development rights on large tracts (Mixed-Use Communities), specific properties which
provide opportunities to protect, preserve, and restore strategic regional hydrological
and wildlife connections (Environmental Enhancement and Preservation Communities),
and vacant properties with existing residential approvals that are inconsistent with the
Density Reduction/Groundwater Resource future land use category (Improved
Residential Communities).

The subject property does not fit the description of residential or mixed-use development as
currently written. However, the property is similar in nature to the “Improved Residential
Community” designation in that is acknowledges development approvals in existence prior
to the establishment of the DR/GR land use category. The proposed policy would be
consistent with Objective 33.3 and would be unique to the subject property. The subject
property is a small, strategically located property that can serve the commercial needs to the
adjacent residential community that has been permitted under this objective.

GOAL 60: COORDINATED SURFACE WATER MANAGEMENT AND LAND USE
PLANNING ON A WATERSHED BASIS. To protect or improve the quality of receiving
waters and surrounding natural areas and the functions of natural groundwater
aquifer recharge areas while also providing flood protection for existing and future
development.

POLICY 60.1.1: Require design of surface water management systems to protect or
enhance the groundwater.

The subject property will be required to obtain an environmental resource permit from the
South Florida Water Management District (SFWMD). This permit will incorporate a water
quality analysis to ensure that the project is not contributing to off site impairments of the
ecosystem. The permit will also require a pre and post water discharge analysis to ensure
that any development does not contribute to off site flooding. As described in the
submitted Surface Water Level of Service Analysis, this property will be designed to meet
all SFWMD and Lee County Levels of Service for its water management system.

POLICY 60.1.2: Incorporate, utilize, and where practicable restore natural surface
water flow-ways and associated habitats.

The wetland at the southern end of the property is the northernmost edge of a flow- way. N
identified on the historic flowways map. This wetland will be pre$e‘rv‘ed in accordance w1$h I
this policy. N\~ ol |
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OBJECTIVE 60.4: INCORPORATION OF NATURAL SYSTEMS INTO THE SURFACE
WATER MANAGEMENT SYSTEM. Incorporate natural systems into surface water
management systems to improve water quality, air quality, water recharge/

infiltration, water storage, wildlife habitat, recreational opportunities, and visual
relief.

POLICY 60.4.1: Encourage new developments to design surface water management
systems with Best Management Practices (BMPs) including, but not limited to,
filtration marshes, grassed swales planted with native or Florida Friendly Landscaping
vegetation, retention/detention lakes with enlarged littoral zones, preserved or
restored wetlands, and meandering flow-ways.

As described in the Surface Water Level of Service Analysis, green infrastructure that could
be implemented into the property’s surface water management system include restoration
of an on-site wetland and use of grassed swales planted with native vegetation.

POLICY 60.4.2: The county encourages new developments to design their surface
water management system to incorporate existing wetland systems.

As described in the Surface Water Level of Service Analysis, green infrastructure that could
be implemented into the property’s surface water management system include restoration
of an on-site wetland and use of grassed swales planted with native vegetation.

POLICY 60.4.3: The county encourages the preservation of existing natural flow-ways
and the restoration of historic natural flow-ways.

The wetland at the southern end of the property is the northernmost edge of a flow-way
identified on the historic flowways map. This wetland will be preserved in accordance with
this policy.

GOAL 61: PROTECTION OF WATER RESOURCES. To protect the county's water
resources through the application of innovative and sound methods of surface water
management and by ensuring that the public and private construction, operation, and
maintenance of surface water management systems are consistent with the need to
protect receiving waters.

OBJECTIVE 61.2: MIMICKING THE FUNCTIONS OF NATURAL SYSTEM. Support a
surface water management strategy that relies on natural features (flow ways,
sloughs, strands, etc.) and natural systems to receive and otherwise manage storm
and surface water.

POLICY 61.2.1: All development proposals outside the future urban areas must
recognize areas where soils, vegetation, hydrogeology, topography, and'othetr” >
factors indicate that water flows or ponds; and require that these areasbe utthzed*
to the maximum extent possible, without significant structurzyalteratlon for on 51te
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stormwater management; and require that these areas be integrated into area-wide
coordinated stormwater management schemes.

Policy 61.2.1 requires existing on-site water management features on the property to be
utilized to the maximum extent possible for on-site water management, and be integrated
into the area-wide coordinated stormwater management schemes. As described in the
Surface Water Level of Analysis, a natural wetland pond that is partially located on the
property along the south property line will be utilized as the property’s water management
outfall to maintain hydrology within the wetland.

POLICY 61.2.2: Where no natural features of flow or ponding exist on a site outside
the future urban areas, the county will require that water management structures be
designed and constructed in such a manner as to mimic the functions of natural
systems. Special engineering and design standards for such structures will be
incorporated into revised development regulations.

As described under Policy 61.2.1, an existing wetland is partially located on the south
property line and will be used as the project’s outfall.

POLICY 61.2.3: Discourage the expansion or extension of existing traditional drainage
structures, such as ditches, canals, dikes, etc. in non-agricultural areas, and only
permit the continued existence and maintenance of such structures outside future
urban areas.

Policy 61.2.3 - Not applicable. There are no existing ditches, canals, dikes, etc. on the
property that are proposed to be preserved. The subject property is located outside the
future urban area.

POLICY 61.2.4: Encourage surface water management plans that mimic the functions
of natural systems.

As described in the Surface Water Level of Service Analysis, stormwater from the property
is collected in vegetated dry detention ponds/swales where the stormwater is treated for
water quality, and attenuated to the prescribed allowable discharge for that basin, prior to
being released to an existing wetland along its south property line and reestablishing the
natural flow pattern for the basin.

POLICY 61.2.5: The policies above (61.2.1 through 61.2.4) are not intended to prohibit
any permittable surface water management solution that is consistent with good
engineering practices and adopted environmental criteria.

Policy 61.2.5 clarifies that Policies 61.2.1 and 61.2.4 are not intended to prohlblt any
permittable surface water management solution that is consistent vymh good engmeerlng :
practices. ! al ‘j} g et all
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POLICY 61.2.6: The county will maintain regulations that require reclamation
standards for future excavation that mimic natural systems through the techniques
that improve water quality, wildlife utilization, and enhance groundwater recharge.

Policy 61.2.6 Directs Lee County to maintain regulations that require reclamation standards
for future excavations that mimic natural systems. Any proposed development will have to
meet all of Lee County’s design standards at the time of local development order.

OBJECTIVE 61.3: GENERAL SURFACE WATER MANAGEMENT STANDARDS. Lee
County will continue to provide sufficient performance and/or design standards for

development protective of the function of natural drainage systems.

Any proposed development will have to meet all of Lee County’s design standards at the time
of local development order.

GOAL 124: WETLANDS. To maintain and enforce a regulatory program for
development in wetlands that is cost-effective, complements federal and state
permitting processes, and protects the fragile ecological characteristics of wetland
systems.

The proposed development will go through the environmental resource permit application
process. To the extent that wetland areas are impacted by development, those areas will be
mitigated for in accordance with State and Federal guidelines.

POLICY 114.1.2: The county’s wetlands protection regulations will be consistent
with the following:

kA

7|Page

The county will not undertake an independent review at the Development Order
stage of the impacts to wetlands resulting from development in wetlands that is
specifically authorized by a DEP or SFWMD dredge and fill permit or exemption.

No development in wetlands regulated by the State of Florida will be permitted by
Lee County without the appropriate state agency permit or authorization.

Lee County will incorporate the terms and conditions of state permits into county
permits and will prosecute violations of state regulations and permit conditions
through its code enforcement procedures.

Every reasonable effort will be required to avoid or minimize adverse impacts on
wetlands through the clustering of development and other site planning techniques.
On- or off-site mitigation will only be permitted in accordance WIth appllcable State B
standards. . Ay

Mitigation banks and the issuance and use of mitigation ‘ank cr?d.xt}s 1{,}11{
permitted to the extent authorized by applicable state agencies. W
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The proposed development will go through the environmental resource permit application

process. Reasonable efforts will be made to avoid and minimize impacts to wetlands. To the
extent that impacts occur, mitigation will be required in accordance with State and Federal

permits.

POLICY 123.12.2: Encourage use of bear proof containers to secure waste and other
attractants within and adjacent to known bear habitats.

The proposed text amendment has added a requirement for the submittal of a Human
Wildlife Co-existence plan at the time of local development order specifically to address
this issue and ensure that bear proof containers are used.

POLICY 123.12.3: Increase public understanding of black bears and need for bear
conservation through public education and outreach.

The proposed text amendment has added a requirement for the submittal of a Human
Wildlife Co-existence plan at the time of local development order which directly requires a
plan for public education and outreach.

The attached groundwater analysis has additional information on compliance with Policy
1.4.5, Policy 2.4.3 and Goals 115 and 117.

NOV 2 1 2
8|Page Lee Plan Consistency

COMMUNITY DEVELOPMENT
CPA2019-00009




CONSISTENCY WITH STATE AND REGIONAL PoLICY PLANS
Exhibits T9 & T10

There are no State or Regional Policy Plan goals or policies that are relevant to the proposed
amendment.
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HiSTORIC RESOURCES IMPACTS ANALYSIS
Exhibit T8

The subject property contains no known historic resources as evidenced in the attached
letter from the Division of Historic Resources. The attached archeological sensitivity map
shows that a portion of the property is in Sensitivity Zone 2.
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\  This record search is for informational purposes only and does NOT constitute a
)TOP | project review. This search only identifies resources recorded at the Florida Master
\ W Site File and does NOT provide project approval from the Division of Historical
Resources Contact the Compliance and Review Section of the Division of Historical
Resources at 850-245-6333 for project review information.

July 10,2018 ==Florida
%Master

Daniel DeLisi, AICP = thg@

(239) 913-7159

dan@dehsl -inc.com

In response to your inquiry of July 10, 2018, the Florida Master Site File lists no archeological sites and
no other cultural resources located at the designated area of Lee County, Florida

T46S R26E Section 22 as submitted with search request.

When interpreting the results of this search, please consider the following information:

e This search area may contain unrecorded archaeological sites, historical structures
or other resources even if previously surveyed for cultural resources.

e Federal, state and local laws require formal environmental review for most
projects. This search DOES NOT constitute such a review. If your project falls
under these laws, you should contact the Compliance and Review Section of the
Division of Historical Resources at 850-245-6333.

Please do not hesitate to contact us if you have any questions regarding the results of this search.

Sincerely,

%

N

Eman M. Vovsi, Ph.D.

Data Base Analyst

Florida Master Site File
Eman.Vovsi@DOS.MyFlorida.com

D) GBIV
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Exhibit T7

15230 Corkscrew Road Parcel

Protected Species Assessment

Section 22, Township 46 South, Range 26 East
Lee County, Florida

August 2017

Prepared for:

Small Brothers, LLC
12810 Tamiami Trail N., Suite 200
Naples, FL 34110

Prepared by:

DexBender
4470 Camino Real Way Suite 101
Fort Myers, FL 33966
(239) 334-3680
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Introduction

The 12.14+ acre project is located within a portion of Section 22, Township 46
South, Range 26 East, Lee County, Florida. The parcel is bordered to the north
by Corkscrew Road, to the west by single family homes within the Corkscrew
Shores community, and to the south and east by county owned land.

Site Conditions

The parcel consists of wetland and upland communities with varying densities of
exotics. A herbaceous marsh is located along the southeast portion of the site.

Vegetation

The predominant upland and wetland vegetation associations were mapped in the
field on Lee County 2016 digital color 1" = 100’ scale aerial photography. Six
vegetation associations were identified using the Florida Land Use, Cover and
Forms Classification System (FLUCCS). Figure 1 depicts the approximate location
and configuration of these vegetation associations. The acreage is summarized
by FLUCCS code on Table 1. A brief description of each FLUCCS code is prowded
below.

Table 1. Acreage summary by FLUCCS

FLUCCS : :

CODE | DESCRIPTION ACREAGE
411E Pine Flatwoods invaded by Exotlcs (5-9%) 3.83
411E2 Pine Flatwoods invaded by Exotics (10-25%) 1.30
414E2 Pine - Mesic Oak invaded by Exotics (10-25%) 1.63
428HE3 | Hydric Cabbage Palm invaded by Exotics (51-75%) 1.05
619 Exotic Wetland Hardwoods 2.80
641E4 Freshwater Marshes invaded by Exotics (76-90%) 1.60
TOTAL 12.14

FLUCCS 411E, Pine Flatwoods invaded by Exotics (5-9%)

This upland community consists of a canopy of slash pine (Pinus elliottii) with
widely scattered melaleuca (Melaleuca quinquenervia) and laurel oak (Quercus
laurifolia). The understory is comprised of cabbage palm (Sabal palmetto), wax
myrtle (Myrica cerifera), saltbush (Baccharis halimifolia), and scattered dahoon
holly (/lex cassine). Brazilian pepper (Schinus terebinthifolius) is present to varying
extents within this community. Ground cover is dominated by saw palmetto

(Serenoa repens). Additional ground cover species include gra E@EW Ny
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SECTION: 22
TOWNSHIP: 46 S
RANGE: 26 E

ate and was obtained from
raiser's Website.

FLUCCS Description Acreage
411E Pine Flatwoods Invaded by Exotics (5-9%) 3.86 ac.
411E2 Pine Flatwoods Invaded by Exotics (26-50%) 1.30 ac.
414E2 Pine - Mesic Oak Invaded by Exotics (26-50%) 1.53 ac.
428HE3 Hydric Cabbage Palm Invaded by Exotics (51-75%) 1.05 ac.
619 Exotic Wetland Hardwoods 2.80 ac.
641E4 Freshwater Marshes Invaded by Exotics (76-90%) 1.60 ac.

Total 12.14 ac.
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gallberry (llex glabra), Virginia creeper (Parthenocissus quinquefolia), and beauty
berry (Callicarpa americana).

FLUCCS Code 414E2 Pine - Mesic Oak invaded by exotics (26-50%)

This upland community, located in the northwestern portion of the property,
consists of a canopy of slash pine and laurel oak, with a understory comprised of
cabbage palm, Brazilian pepper, wax myrtle (Myrica cerifera), and myrsine
(Rapanea punctata). Ground cover species include saw palmetto, greenbrier
(Smilax sp.), and scattered grape vine.

FLUCCS Code 428HE3 - Hydric Cabbage Palm invaded by Exotics (51-75%)
The southwestern portion of the property was likely cleared in the past and is
comprised of a canopy of cabbage palm, laurel oak, and Brazilian pepper. The
midstory is open and ground cover is comprised primarily of leaf duff.

FLUCCS Code 619 - Exotic Wetland Hardwoods

This FLUCCS code describes the areas along the edge of the freshwater marsh
and extends into the northeast portion of the parcel. The canopy and subcanopy
of this community is dominate by Brazilian pepper with scattered slash pine,
melaleuca (Melaleuca quinquenervia), red maple (Acer rubrum), and cabbage
palm. Other vegetative species present include saltbush, myrsine, and wax myrtle.

FLUCCS Code 641E4 - Freshwater Marshes invaded by Exotics (76-90%)

A 1.60x acre wetland is located on the southeast portion of the property. The
canopy and subcanoy in this area consists of scattered willow (Salix caroliniana).
Ground cover is dominated by a thick growth of primrose willow (Ludwigia
peruviana), along with para grass (Urochloa mutica), fireflag (Thalia geniculata),
arrowhead (Sagittaria sp.), and climbing cassia (Senna pendula). Other ground
cover species present include foxtail grass (Setaria sp.), old world climbing fern
(Lygodium microphyllum), water lily (Nymphaea odorata), and coinwort (Centella
asiatica).

Survey Method

Each habitat type was surveyed for the occurrence of listed species likely to occur
in the specific habitat types. The survey was conducted using meandering
pedestrian belt transects. This survey methodology is based on the Lee County
administratively approved Meandering Transect Methodology. Observations of the
freshwater marsh were taken from areas surrounding the marsh. The approximate
locations of all direct sighting or signs (such as tracks, nests, and droppings) of a
listed species were denoted on the aerial photography. The 1" = 100’ scale aerial
Protected Species Assessment Map (Figure 1) depicts the approximate location
of the survey transects and the results of the survey. The listed species survey

was conducted during the mid-morning hours of August 23,
survey, the weather was warm and sunny. b
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Species listed as endangered, threatened, or species of special concern by the
Florida FWC or the FWS that could potentially occur on the subject parcel
according to the Lee County Protected Species Ordinance are listed in Table 2.
This list from the Lee County Protected Species Ordinance is general in nature,
does not necessarily reflect existing conditions, and is provided for general
informational purposes only.

Prior to conducting the protected species survey, a review of the FWC listed
species occurrence database (Updated June 2017) was conducted to determine
the known occurrence of listed species in the project area. The database does not
indicate the presence of any known State or Federally listed species either on or
immediately adjacent to the project area.

Table 2. Listed Species That Could Potentially Occur On-site

' Percent . Present | Absent
zlb%%cs Survey e Species Name L
‘Coverage : :
411E 80 Gopher Frog (Rana areolata)

411E2 Eastern Indigo Snake (Drymarchon corais couperi)

Gopher Tortoise (Gopherus polyphemus)

Red-cockaded Woodpecker (Picoides borealis)

Southeastern American Kestrel (Falco sparverius
paulus)

Big Cypress Fox Squirrel (Sciurus niger avicennia)

Florida Black Bear (Ursus americanus floridanus)

Florida Panther (Felis concolor coryi)

Beautiful Pawpaw (Deeringothamnus pulchellus)

Fakahatchee Burmannia (Burmannia flava)

Florida Coontie (Zamia floridana)

Satinleaf (Chrysophyllum olivaeforme)

414E2 80 Gopher Frog (Rana areolata)

Eastern Indigo Snake (Drymarchon corais couperi)
Florida Black Bear (Ursus americanus floridanus)
Florida Panther (Felis concolor coryi)

428HE3 80 Eastern Indigo Snake (Drymarchon corais couperi)

Audubon’s Crested Caracara (Polyborus plancus
audubonii)

Florida Black Bear (Ursus americanus floridanus)

Florida Panther (Felis concolor coryi)

Simpson’s Stopper (Myrcianthes frangrans var.

simpsonii)

222 22| 222 2| L2 22 <22 <2 @222 2 2]

619 80 None
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641E4 80 American Alligator (Alligator mississippiensis)
Florida Sandhill Crane (Grus canadensis pratensis)
Limpkin (Aramus guarauna)

Little Blue Heron (Egretta caerulea)

Reddish Egret (Egretta rufescens)

Snail Kite (Rostrhamus sociabilis)

Snowy Egret (Egretta thula)

Tricolored Heron (Egretta tricolor)

Wood Stork (Mycteria americana)

Everglades Mink (Mustela vison evergladensis)

<L 2Ll 22 L2222

Results

No species listed by the FWC and/or FWS as threatened, endangered, or species
of special concern were observed during the protected species survey. Widely
scattered pine tree snags with potential bonneted bat cavities were observed.
There is potential for periodic opportunistic foraging by both listed and non-listed
species of wading birds within the freshwater marsh on the property, but is unlikely
due to the thick growth of undesirable vegetative species. In addition to the site
inspection, a search of the FWC species database (updated in July 2017) revealed
no known protected species within or immediately adjacent to the project limits.
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