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PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTITIVE:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DCD/DIVISION OF PLANNING

2. REQUEST: Amend Future Land Use Element Policies: 1.1.1 and 1.7.6, converting the
Lee Plan's planning horizon to the year 2030 and revising Table 1(b) Planning
Community Year 2020 Allocations to update the allocations through the Year 2030.
Amend The Lee Plan Map 16 (Lee County Planning Communities Map) to reflect the
changes in municipal boundaries.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners adopt this proposed amendment to the Future Land Use Element and
the Future Land Use Map Series. This proposed amendment will change Map 16 to

STAFF REPORT FOR _ May 16, 2007
CPA2005-00026 Page 1 of 30



reflect the current city boundaries (Attachment 1). A separate amendment is also
under review to reflect the desires of the citizens in the San Carlos Planning
Community regarding the border west of US 41 along Pine Road (CPA2005-00016).
Planning staff also recommends that Table 1(b) be revised to accommodate the most
recent 2030 population projections! for Lee County and associated development and
renamed to “Planning Community Year 2030 Allocations” (Attachment 2). Staff also
recommends that Lee Plan Policies 1.1.1 and 1.7.6 be amended as provided below.
Additions to this amendment based on the DCA Objections, Recommendations, and
Comments (ORC) Report are a revised Future Land Use Map Series Map 16 with the
added note and reference to the year 2030, a revised Table 1(b) with additional
revisions to the Alva, Bayshore, Buckingham, Lehigh, Fort Myers Shores, North Fort
Myers, and San Carlos Planning Communities, a revised Future Land Use Map Series
Map 1 Page 1 with the new note 4, and a revised Future Land Use Map Series Map 8
as updated to reflect current conditions.

POLICY 1.1.1: The Future Land Use Map contained in this element is hereby adopted as the
pattern for future development and substantial redevelopment within the unincorporated
portion of Lee County. Map 16 and Table 1(b) are an integral part of the Future Land Use Map
series (see Policies 1.7.6 and 2.2.2). They depict the extent of development through the year
2020 2030. No development orders or' extensions to development orders will be issued or
approved by Lee County which would allow the Planning Community’s acreage totals for
residential, commercial or industrial uses established in Table 1(b) to be exceeded (see Policy
1.7.6). The cities of Fort Myers, Cape Coral, and-Sanibel, Bonita Springs and Town of Fort
Muyers Beach are depicted on these maps only to indicate the approximate intensities of
development permitted under the comprehensive plans of those cities. Residential densities are
described in the following policies and summarized in Table 1(a). (Amended by Ordinance No.
94-29, 98-09)

POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16
and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, and
location of generalized land uses for the year 2020 2030. Acreage totals are provided for land in
each Planning Community in unincorporated Lee County. No final development orders or
extensions to final development orders will be issued or approved by Lee County which would
allow the acreage totals for residential, commercial or industrial uses contained in Table 1(b) to
be exceeded. This policy will be implemented as follows:

1. For each Planning Community the County will maintain a parcel based database of
existing land use. The database will be periodically updated at least twice every year, in
September and March, for each Planning Community.

2. Project reviews for development orders must include a review of the capacity, in acres, that
will be consumed by buildout of the development order. No development order, or extension of
a development order, will be issued or approved if the project acreage, when added to the acreage
contained in the updated existing land use database, exceeds the limitation established by Table

! Florida Population Studies, Volume 39 Bulletin 114, Bureau of Economic and Business Research, February 2006,
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1(b), Acreage Allocation Table regardless of other project approvals in that Planning
Community.

3. No later than the regularly-scheduled date for submission of the Lee Plan Evaluation and
Appraisal Report, and every five years thereafter, the County must conduct a comprehensive
evaluation of Planning Community Map and the Acreage Allocation Table system, including
but not limited to, the appropriateness of land use distribution, problems with administrative
implementations, if any, and areas where the Planning Community Map and the Acreage
Allocation Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 00-22)

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

o The planning time horizon for the Lee Plan should be extended to the Year 2030.

e The current Lee Plan Table 1(b) population projections are the 2020 mid-range
projections from the February1996 University of Florida Bureau of Economic and
Business Research (BEBR) publication.

e The most recent University of Florida Bureau of Economic and Business Research
(BEBR) projections were published in February 2006.

e BEBR’s 2020 population projection for Lee County listed in the 2006 Population
Study is 37.6% higher than the projected population used for the adopted 2020
allocation table.

e The estimate from BEBR for Lee County’s April 1, 2006 population is 16,392
persons less than the 1996 BEBR projection for 2020.

e The proposed allocations are intended to accommodate Lee County’s projected
2030 population.

e The allocation table includes a “safety factor” of 25% of the increase in the
unincorporated population.

e The current allocation table accommodates 80,000 fewer residents in the
unincorporated area of Lee County than is projected for the year 2030.

C. BACKGROUND INFORMATION

This amendment was initiated by the Board of County Commissioners on September 28, 2005
to implement recommendations from The 2004 Evaluation and Appraisal Report (EAR). The
EAR included a recommendation to update the planning horizon of the plan to the year 2030
and adjust the Planning Communities Map (Lee Plan Map 16) to reflect changes in the
municipal boundaries. Extending the Lee Plan planning time horizon to 2030 for other
elements requires that the Planning Community Year 2020 Allocations Table (Table 1(b))
allocate enough acreage for the regulated uses to aecommodate the 2030 population

projections.

The current allocation table is based on a 2020 population of 602,000 with a 25% population
buffer on the increment of growth between 1997 and 2020 or 653,939 people. The most recent
University of Florida Bureau of Economic and Business Research (BEBR) projection for 2020
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is 828,500 and the 2030 projection is 979,000. The most recent population estimate for Lee
County, April 1, 2006, is 585,608. As required by Rule 9]-5.005(2)(e), the revised allocation
table will be based on this BEBR projection. To remain consistent with other Elements of the
Lee Plan, the Table 1(b) needs to be amended to reflect the land use needs to accommodate
the population estimates through the year 2030 which, through the Evaluation and Appraisal
Report amendments, is the time horizon of the rest of the Lee Plan Elements. Using the
previously accepted methodology, a 25% population buffer on the increment between 2006
and 2030 is added to the 2030 projection to allow for market shifts. Therefore, the allocation
table will accommodate a population of 1,086,207, :

PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

Origin of the Planning Community Year 2020 Allocations Table 1(b)

The Planning Community Year 2020 Allocations Table and Planning Commumtles Map
evolved from the Year 2010 Overlay Maps 16 and 17. The original 2010 Overlay was a result
of the 1989 Settlement Agreement with the Department of Community Affairs (DCA). This
agreement required the County to amend the Future Land Use Map Series by designating the
proposed distribution, extend, and location of the generalized land uses required by Rule 9J-
5.006(4)(a)1.-9 for the year 2010. This was accomplished by creating 115 sub-districts,
generally nesting within the then existing 15 adopted Planning Districts, and allocating
projected acreage totals, for each generalized land uses, needed to accommodate the
projected 2010 population. Policies were added to the plan that provided that no
development approvals would be issued in a sub-district that would cause the acreage total
set for that land use category to be exceeded. The Overlay, in plain terms, was a device
designed to reconcile the population accommodation capacity of the Future Land Use Map
(estimated to be 70 years in 1989) with the 20-year time frame in the text of the element. It
was also designed to provide more certainty as to the extent and location of future
commercial and industrial development.

The Methodology Behind the Year 2010 Overlay

Residential acreage allocations were derived by projecting dwelling unit control totals for the
year 2010 for each of the County’s 15 planning districts. These units were then distributed
into the sub-districts following an analysis of existing units, and buildout units for each sub-
district. Units were changed to acres by applying a density factor based on The Future Land
Use category. Unfortunately, the base data for existing dwelling units at that time was
unreliable. The county did not have adequate data on any existing land use. This lack of an
accurate inventory made it extremely difficult to project accurate needs and their required
acreage figures. In addition, there was no safety or flexibility factor included in the
residential projections.
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A Countywide commercial acreage figure was established by a consultant. Alternatively,
Socio-economic data from the metropolitan Planning organization was used equated to
existing acreage resulting in an employee per acre figure. A straight line projection was
made by Planning District. These figures were then disaggregated into the sub-districts.

Industrial allocations were based on the acreage figures for the Industrial Development,
Industrial Interchange, Airport Commerce, and Industrial/Commercial Interchange
categories and the employment goal in Policy 7.1.3. All of these figures were reviewed in
light of data generated in other studies and the inventory of existing uses in an effort to make
the final figures consistent. ' )

Problems with the Implementation of the Year 2010 Overlay

The Year 2010 Overlay was exceptionally difficult to administer. Some of the initial problems
experienced by the staff included the inadequacy of the original inventory, the lack of a
reliable existing land use database, and difficulty in explaining the concept and regulatory
nature of the overlay to the public. A major effort was directed at resolving some of these
problems. The establishment of a reliable database identifying the current baseline of uses
was essential for the establishment and monitoring of a workable overlay. There were still
issues with the overlay, however, that could not be resolved in a principled and satisfactory
manner. These included:

1. Sub-districts proved to be too small to allow needed flexibility. The average sub-
district size is 4,000 acres (not including those totally located within one of the

municipalities;

2. The sub-district boundaries, originally based on traffic analysis zones, were erroneous.
Many existing and proposed developments (even parcels) cross sub-district lines;

3. How to treat quasi-public uses, such as churches and schools;

4. How to treat recreational facilities in residential developments;

5. How to treat platted subdivisions with existing roads, but few houses;
6. How to treat mineral extraction;

7. The treatment of DRIs with lengthy buildout periods;

8. How to treat large lot developments and in general developments that are vastly
different from the assumptions in the Lee Plan; and,
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9. The apparent need to restrict conservation, agricultural and recreational uses that
exceed the acreage thresholds.

It was possible to devise rules to deal with all of these situations; these rules, however, were
relatively arbitrary and provided the County with little valuable information for
infrastructure planning purposes.

The commercial allocations have caused the most controversy, due to the speculative nature
of the employee projections, the inaccurate data in the initial inventory, and the absence of
alternatives to the crude straight-line averaging of the existing and buildout employee§ per
acre ratios described in the previous section. Some of the allocations in the Overlay were
inadequate to accommodate even the existing uses, and others were exceeded as the result of
a single zoning case or development order application. The County has responded to the
capacity deficits by delaying the legal effectiveness of the overlay until the last point
permitted by the 1989 settlement agreement. Procrastination, however, did not solve the
problem; in fact, it made the situation worse by increasing the expectations of the affected
property owners and financial institutions.

Proposed Elimination of the Overlay by the 1994 EAR

In response to the shortcomings in the Year 2010 Overlay, the County, as part of the 1994
Evaluation and Appraisal Report (EAR) amendments, proposed the elimination of the
overlay. The DCA took strong opposition to this proposal and found the amendment to be
not in compliance. The finding of non-compliance also included several other objections to
the proposed EAR amendments. By far the main point of contention between the County
and DCA was eliminating the overlay. Upon completion of the Administrative Hearing and
issuance of the Recommended Final Order by the Hearing Judge, the County and DCA
entered into negotiations to resolve the remaining issues. There were several meetings and
some progress was made, but ultimately a mutually agreed upon settlement could not be
reached. The case went before the Governor and his Cabinet, acting as the Land and Water
Adjudicatory Committee. [Final Order No. AC-96-11 was issued on July 25, 1996] The Final
Order specified that the 1994 EAR based amendments, which proposed the deletion of the
Year 2010 Overlay, were not in compliance with Chaptér 163, Part I, F.S., and Rule 9]-5, FAC.
The Final Order required Lee County to rescind, and not make effective, all of the
amendments which sought to delete the Year 2010 Overlay to bring the plan amendments as
a whole into compliance. ~Therefore, the Year 2010 Overlay remained a regulatory
requirement of the Lee Plan.

The Final Order did recognize that the Year 2010 Overlay was not the only mechanism to
address the issues at hand. The order states this “determination does not mean that Lee
County must retain the 2010 Overlay indefinitely, or that the 2010 Overlay is the only

STAFF REPORT FOR May 16, 2007
CPA2005-00026 Page 6 of 30



planning tool appropriate for Lee County. The 2010 Overlay can be deleted from the Lee
Plan if alternative planning controls are established to compensate for the deletion of the

overlay.”

During the negotiations, mentioned earlier the County and DCA had several discussions on
appropriate alternatives to the overlay. There were several themes the department felt were
necessary components of an alternative. The department felt strongly that communities
should be utilized as planning areas, a concept that planning staff agrees with. Regarding
mixed-use categories, it was the department’s belief that percentage distribution between
uses was the best way to regulate the mix. They did concur that the acreage limitations
contained in the overlay were a way to satisfy this requirement. The department was also
concerned with hurricane evacuation and the population at risk. During these negotiations
the County and DCA found much common ground. Every attempt was made in the
proposed replacement to the Year 2010 Overlay to address all of the departments concerns.

Amendment to Replace the Year 2010 Overlay

Included in the 1996 EAR Addendum cycle was an amendment to configure a replacement
mechanism for the Year 2010 Overlay that addressed many of the identified shortfalls of the
overlay while keeping the Lee Plan in compliance with the minimum criteria rule and Florida
Statutes. Many of the issues that were discussed during the negotiations mentioned above
were incorporated. The replacement to the 2010 Overlay has three basic tenets: to simplify
the overlay by reducing the number of districts; expanding the planning horizon to the year
2020 to be consistent with the rest of the plan; and, utilizing the April 1, 1995 Bureau of
Economic and Business Research (BEBR) Mid-Range 2020 population projections? replacing
the projections from the 1994 EAR.

The small geographic areas of the 115 sub-districts included in the Year 2010 Overlay proved
to be an unmanageable system for the intended outcome. The initial Planning Communities
Map that replaced Map 16 identified 20 distinct areas within the County. The number and
size of the districts was the subject of much debate. The size of the planning communities
needed to be large enough to avoid the long range planning allocation problem of the 2010
overlay yet not too large where there would be little certainty in the location of the controlled
uses. Planning staff brought a preliminary map to the Local Planning Agency (LPA) in the
spring of 1997. A consensus was reached that there should be 20 communities and the
Planning Community Map included in the 1996 EAR Addendum amendment cycle was
supported as a workable replacement to resolve the district size issue of the Year 2010
Overlay while still providing a level of certainty.

? Florida Population Studies, Volume 29 Number 2 Bulletin No. 114, Bureau of Economic and Business Research,
February 1996.
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Map 17 of the original overlay was initially intended to provide a graphic representation of
the development potential of each sub-district. The map, which was actually a series of 115
bar charts, fell horribly short of this aspiration. While it was refined over time to better
perform this task, it made sense to call it what it was, a table of acreage limitations.
Therefore, the amendment eliminated Map 17 and added a new table, Table 1(b) Acreage
Allocation Table, to the Lee Plan.

For a history of amendments to Tablel(b) and Map 16 see attachment 3.

B. METHODOLOGY

The methodology for updating Table 1(b) for the year 2030 is essentially the same as the
original allocation table methodology. The models used to initially establish the County
control totals and those used to disseminate the acreages to the Planning Communities have
been updated with data on development since the original allocations were made. New
approvals have also been incorporated into the model as well as the counties efforts in land
conservation though the Conservation 2020 program.

Population
Residential land use data from the existing land use database, maintained by planning staff,

has been integrated with census data for persons per household and residential occupancy
rates to estimate population by year. These estimates have been compared with the annual
estimates from BEBR. This comparison of data reveals a coﬁsistency between the two data
sources. Therefore, staff has concluded there is no justifiable basis for adopting a 2030
population projection from a different source and recommends using the BEBR mid range
2030 projection from the February 2006 Population Studies Bulletin 144 as the official
population projection for the Planning Community Allocation Table. Maintaining the
existing methodology, a 25% population buffer is applied to the projected increase in
population. The proper way to allow for a flexibility factor was the subject of considerable
debate during the administrative hearing. Utilizing 125% of the incremental growth was
supported by recognized planning literature.  Therefore, the allocation table will
accommodate a population of 979,000 plus a 25% safety buffer on the increment of growth
between the 2005 estimate and the 2030 projection. This equals 107,200 people. Since the
allocation table will only need to accommodate the population expected in the
unincorporated portion of the county, the buffer was proportioned based on the percent of
total county population to the unincorporated population currently (53%). The proposed
allocation table will include enough residential acreage to accommodate an unincorporated
population of 495,000.
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Residential Use
The BEBR population projection of 979,000 is being used as the countywide control total for

permanent resident population. As stated above, the unincorporated portion of this
projection plus a proportion of a 25% safety buffer is 495,000. The accommodation of this
population and safety buffer is distributed amongst the existing 17 planning communities
according to the methodology established in the original amendment establishing the
allocation table mechanism of the Lee Plan. This process uses a sophisticated collection of
databases developed by planning staff. Utilizing the existing land use database, dwelling
unit counts for each unincorporated Planning Community are determined and entered into a
spreadsheet. Due to the very nature of the various communities, population characteristics
will vary. Planning staff compiled a database of demégraphic components for the individual
Planning Communities from the available census information and reports from BEBR. The
1996 methodology applied unique occupancy rates to each planning community. At the time
the data was not available to make unique assumptions for persons per household (PPH).
Since the release of the 2000 Census, staff has updated this information and is now able to
aggregate census block level information to generate unique PPH estimates for each
community as well as updated occupancy rates.

The next task was to generate unit projections for each community for the year 2030. To start,
the population projections for the City of Bonita Springs, City of Cape Coral, City of Fort
Myers, City of Sanibel, and the Town of Fort Myers Beach were directly input from
information provided to the Division of Planning from these municipalities. Lehigh Acres
also had an agreed upon population figure, generated by a population study completed for
the Smart Growth Department. These results were also input into the accommodation
model. The remaining unincorporated community population projections were evaluated
using the approved Planned Development and subdivision information and the historical
growth trends for each community. Each community's dwelling units (DU) were trended out
to the year 2030 with a built in cap based on the Future Land Use Map's potential additional
units allowed on the existing undeveloped land and adopted Lee Plan Assumptions.

The model was redesigned to evaluate the increment of new dwelling units needed to
accommodate the projected 2030 population. The April 1, 2005 dwelling unit count and
existing residential acres from the existing land use database were set as the base line date for
the reallocation analysis. The difference in population from 2005 to 2030 was used as a target
for determining the need for new dwelling units. An equation was added to the model that
multiplies the increment between the proposed allocation and the existing residential acreage
inventory to the planning community’s residential dwelling unit per acres assumption for the
FLUM designation which results in a figure for assumed new dwelling units. The new unit
estimates were added to the existing dwelling unit inventory and multiplied by the estimated
community occupancy rate and PPH to determine the accommodated 2030 population. The
results by planning community were summed and then compared to the unincorporated
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portion of the 2030 BEBR projection. Adjustments were made to assure that the population
increment plus 25% was matched. This process required a “hands on” approach comparing
available land, zoning, natural features, and access to land while continually monitoring the
impacts each change had on the target population.

Commercial
In August 2006, a consultant was hired by Lee County to re-examine the commercial and

industrial land needs to determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and will result in a revised
methodology replacing the one used to determine the commercial need for the adopted Table
1(b). The existing methodology was formulated by a consultant for the 1986 Commercial
Needs Study initiated by Lee County for the 1988 EAR. The 1986 study was refined by staff
for the original 2020 allocation table. This revised methodology is the basis for the 2030
commercial allocation update. New data on development since the first staff revision has
been added to the model. Revisions to the allocations may be warranted pending the

outcome of the ongoing study.

Historically, most commercial and industrial development occurred within the existing cities
in Lee County, primarily Fort Myers. As the City of Fort Myers supply of available
commercial and industrial land was depleted, new sites were developed in unincorporated
areas of the county. These new developments tended to occur in concentrated areas
somewhat segregated and buffered from residential uses. This pattern of development
continues to the present time: however, the smart growth initiative promotes mixed use
project designs in appropriate areas which will result in modified patterns of non-residential

uses.

Data from the Planning Division Existing Land Use database shows that, overtime (1980-
2005), the amount of commercially developed land (and associated building space) per
person has increased slightly in the unincorporated areas of Lee County. This trend can be
explained by the fact that commercial development generally occurs along the major
transportation corridors. The US 41 corridor is the primary north/south route through Lee
County. Property along this road within the City of Fort Myers has been developed and
unavailable for new commercial development pushing new development north and south to
the unincorporated areas of Lee County. Also, other than Colonial Blvd and Bonita Beach
Blvd, the major east/west routes are also in the unincorporated areas of Lee County. These
commercial corridors serve as the primary commercial areas for the residents that live inside
the incorporated areas and the seasonal and tourist residents. In 1980 the unincorporated
area of Lee County contained 12 acres of commercial land per 1,000 residents in the
unincorporated area and 79,525sf of commercial building area per 1,000 residents in the
unincorporated area. These figures have increased to 16 acres and 111,108sf. Based on these
trends, it is obvious that commercial growth in Lee County is not entirely dependent on
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residential growth. The commercial allocation must also accommodate the needs of non-
permanent residents and tourists.

The commercial need in unincorporated Lee County in the year 2030 has been based on an
average of four methods of projecting acreage needs. First, a forecast of commercial acres for
the unincorporated population was made from the data exported from the Planning Division
Land Use Inventory by year from 1980 to 2005. Second, the acres per person for each year
from 1980 to 2005 was calculated and forecast through the year 2030. This was then
multiplied with the projected population for the total acreage estimate. '

The remaining two estimates were based on commercial building area and converted to
acreages. A floor area ratio study was done to determine the average commercial building
size per acre of land. Data was again drawn from the planning division database which
indicated that in 1980 an acre of commercial land averaged a building size of 6,600 square
feet. This figure grew to 7,400 square feet by 2005. The annual data was trended to the year
2030 and resulted in an average of 8,500 square feet per acre. This was also compared to the
recent approvals for commercial planned developments. Currently approved planned
developments average 8,509 square feet per acre of commercial land. This analysis led to the
conclusion that for allocation purposes, the assumption of 8,500 square feet of building area
per acre in a commercial project is appropriate. The trended data was also considered
appropriate for estimating intervals in the time horizon. In 2010 it is assumed the building
square feet per acre will be 7,795, in 2020 it will be 8,148, and in 2030 it will be 8,501. Similar
to the acreage analysis, commercial building area based on existing population was
estimated. The forecast building areas were then divided by the square feet per acre figures
described above. The final forecast was based on historical building square feet per resident
population from 1980 to 2005. The result of this forecast was multiplied with the projected
unincorporated population to generate a total building square feet estimate which was then
divided by the square feet per acre figure.

The results of these four methods were then averaged to generate an estimate of commercial
need for the time horizon of the plan. The commercial needs were estimated for 2010, 2015,
2020, 2025, as well as the horizon year of 2030. The acreage needs for each of these years are
(respectively) 6,400, 8,300, 10,000, 11,500, and 12,300 acres.

A second check of the commercial allocation need was performed based on the 1986
“Commercial Land Use Needs in Lee Coﬁthy”‘ by Thomas Roberts, of Thomas Roberts and
Associates. This study estimated 11,483 commercially developed acres by the year 2010. The
original study was based on a BEBR Mid-Range 2010 population of 499,500. In 1989 the
Board of County Commissioners revised its population projection and adopted the BEBR
High-Range number of 640,500. At that time Mr. Roberts was asked to adjust the commercial
needs figure. In a December 10, 1989 memorandum he proposed the following methodology
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to amend the previous projection. The pre-factored area of 11,483 acres was multiplied by
640,500/499,500, or 1.282, producing a new pre-factored area of 14,721 acres. He went on to
modify this figure with a safety factor and a flexibility factor. He did, however recommend
that because the higher population projection is being utilized, the safety factor should be
reduced to 5%. Doing the math produced a figure of 18,622 acres for the entire county, which
he recommended the County use.

Utilizing a like methodology, planning staff recalculated the future commercial needs. The
proposed population for this amendment is the BEBR Mid-Range number for 2030 of 979,000.
Rather than adjusting the commercial acreage by applying a safety and flex factor, this
update is utilizing the population with the added 25% safety factor applied. Adjusting the
original 11,483 acres by the population ratio 1.96 (979,000/499,500), produces a new pre-
factored figure of 22,506 acres. The safety buffer of 107,200 persons is equivalent to 2,465
acres to be  applied to the  unincorporated  commercial  allocation
(107,200/499,500%11,483=2,465+). =~ To adjust the total commercial need to reflect the
unincorporated portion, the results for the total commercial and service employment sectors
of the 2030 traffic analysis zone (TAZ) model were applied. The TAZ model assigns 51% of
the commercial and service industry employment to the unincorporated areas of Lee County.
Assuming this percentage will also apply to the acreage needs, 51% of the 22,506 acres (11,478
acres) will need to be allocated to the unincorporated portion of the county. The safety
factor, based on allocated population, was calculated by applying the percent of population
in the unincorporated portion of the county (53%) to the county wide safety factor. This adds
an additional commercial allocation of 1,312 acres to the total commercial allocation need for
the unincorporated area of the county for an end result of 12,790.

The next aspect of the allocation of commercial acreage for the year 2030 is to disaggregate
the total need between the planning communities. Each community is not necessarily self-
supporting in its commercial needs therefore some areas may grow faster commercially than
they do residentially and visa versa. The acreage is distributed by Planning Community
based on a number of measures:
1. Review existing allocations and compare to the existing commercial
development.
2. Generate and apply the four techniques described above at the Planning
Community level and apply to the projected population increase.
3. Compare the commercial acreage need to the available land supply within each
community. T

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating commercial
acreage based on the existing development, approved developments, and areas designated
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for commercial development. The amount of vacant commercial zoning was also taken into
account in the disaggregation.

Industrial Use
In August 2006, a consultant was hired by Lee County to re-examine the commercial and

industrial land needs and determine if there is a large enough inventory of land available to
develop and maintain a diverse economy. This study is ongoing and may result in revisions
to the proposed allocations in this amendment to Table 1(b).

Pending the completion of the current study, the previous study of Future Industrial needs
for Lee County, completed in August 1983 by Thomas H Roberts, will be used as the basis for
the new 2030 allocations. This study has been revised and modified over time. This study
and its revisions focused on how much land Lee County needed to designate on the Future
Land Use Map as industrial. However, The Lee Plan allows for limited commercial
development in industrially designated lands to support the surrounding industrial uses.
This means some uses that are envisioned to occur within these industrial areas will not be
inventoried as industrial. For example, a small deli with a customer base from a surrounding
industrial park will be inventoried as a commercial use even though it may be located within
an area designated as Industrial on the Future Land Use Map. Therefore, it was important to
further refine the accepted industrial study for the original allocation table adopted in 1998 as
part of the 1996 EAR Addendum amendments. While the revisions to the commercial needs
study considered building areas as well as acres, staff concluded that the appropriate unit of
measure for the industrial component of the 2030 allocations is acres. Much of Lee County’s
industrial uses occur out of doors such as concrete batch plants, lumber yards, and
distribution centers. These uses may require large areas of land but have minimal building

square footage.

The 1996 study update was revised to include the updated population projection for the year
2030. |

To accomplish this task, the original Thomas Roberts study was updated with the population
estimates for 2030 to determine the employment estimates needed to estimate acreages based

on the Industrial Need Study methodology.

Based on this population, Lee County’s industrial land need in 2030 will be 13,100 acres. This
is based on the BEBR 2030 population plus a safety buffer of 25% of the population growth
between 2005 and 2030. Using the same methodology described for determining the
commercial portion of Lee County’s total need, the unincorporated land area need for
industrial is estimated to be 6,630 acres. The dissemination of this allocation follows a similar
methodology as well. The areas most suitable for industrial uses were determined based on
access, zoning, Future Land Use Map (FLUM) designation, and environmental issues. The
location of industrial uses, while not limited to areas designated as Industrial Development,
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Industrial Interchange, Industrial Commercial Interchange, and Tradeport (formerly Airport
Commerce), are primarily located in these areas. The first step was to calculate how much
land in each planning community was designated in one of the above FLUM categories. An
additional analysis has been performed for the 2030 allocation table. For this review, the
existing allocations are also compared to the existing uses to determine if any communities
no longer have sufficient remaining acreage to attain the industrial uses accommodated by

the current table.

This countywide acreage need was then disaggregated across the county into the
unincorporated Planning Communities. This was accomplished by allocating industrial
acreage based on the existing development, approved developments, and areas desi;gnated
for industrial development. The amount of vacant industrial zoning was also taken into

account in the disaggregation.

Parks and Public

The 2020 allocation table provides an estimate of public/quasi-public land as an informational
item, not as a regulatory number. The figure in the allocation table includes the expected
amount of not just park, school, and government services land, but also, public infrastructure
like roads and surface water management as well as quasi-public uses like religious facilities,
private golf courses, and non-profit civic associations. Publicly and privately owned and
dedicated conservation areas are also included in this category. The Planning Division Land
Use Inventory includes detailed information on these uses which have proved to be valuable
information. However, the original 2020 allocation methodology indicated that creating an
allocation for these uses could be limiting uses that are partly regulated in other sections of
the plan to ensure that sufficient land is available. These regulations promote more public
land not a cap on public land. Therefore, the updated allocation table proposal also includes
an informational/non-regulating estimate on public and quasi-public lands in the year 2030.

Active and Passive Agriculture

The current allocation table estimates agricultural uses in the year 2020. However, the
existing inventory of agricultural land exceeds this figure on the allocation table. It is
expected that, in an urbanizing county such as Lee County, over time agricultural uses will
be displaced with non-agricultural uses or in some instances purchased for conservation
purposes. However, it cannot be assumed that there will only be a reduction in the amount
of agricultural acreage in all areas of the county. While agricultural uses are displaced in
some areas of the county they are expanding in other areas of the county primarily in the
areas designated as Rural and Density Reduction/Groundwater Resource. Therefore, the
acreage projections are used as 2030 estimates and not as a regulatory number that cannot be
exceeded or fallen below.
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