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Summary Sheet for
OWL CREEK: CPA2020-00004 & CPA2020-00005

Summary:
The application proposes Lee Plan text amendments to:

e Provide density incentives for Rare and Unique upland habitat preservation, restoration, or
creation in the Rural future land use category for clustered developments utilizing the
planned development process within the North Olga Community Plan area, and

e Allow the capture of density from preserved wetlands when adjacent to the Rural future land
use category in all areas of the County.

The application also proposes a Lee Plan map amendment to add more than 342 acres to the Lee
County Utilities Future Water Service Area to allow for privately funded expansion of water
service.

Concurrent Application Review:

A companion rezoning application (DCI2021-00011) to allow development of a clustered
residential community containing up to 380 dwelling units, providing a conservation easement
over 54% of the property, and connecting to sanitary water service has been concurrently
reviewed with these proposed Lee Plan amendments.

BoCC Transmittal Hearing:
The BoCC voted to transmit the proposed amendment to the State Reviewing Agencies on April
20, 2022. The motion was called and passed 4-1.

Public Comments:

One member of the public addressed the BoCC concerning the proposed amendment. The
member of the public did not support the proposed amendments citing concerns with traffic,
impacts to the environment, appropriateness of the subject property for residential use, and
community character.

State Reviewing Agency Objections, Recommendations, and Comments:
Lee County received responses from the following review agencies addressing the transmitted
amendment:

e Florida Department of Economic Opportunity (DEO)

e Florida Fish and Wildlife Conservation Commission (FWC)

e Florida Department of Environmental Protection (DEP)

e Florida Department of Transportation (FDOT)

e Florida Department of Agricultural and Consumer Services
There were no objections concerning the proposed amendments. The Florida Department of
Transportation provides comments, which are discussed in the staff report.

Staff Recommendation:
Staff recommends that the BoCC adopt the amendment as provided in Attachment 1 to the Staff
Report.
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LEE COUNTY ORDINANCE NO.
Owl Creek
(CPA2020-00004 & CPA2020-00005)

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE
PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT
AMENDMENT PERTAINING TO THE OWL CREEK MAP AND TEXT
AMENDMENTS (CPA2020-00004 & CPA2020-00005) APPROVED
DURING A PUBLIC HEARING; PROVIDING FOR PURPOSE, INTENT,
AND SHORT TITLE; AMENDMENTS TO ADOPTED MAP AND TEXT,
LEGAL EFFECT OF “THE LEE PLAN”; PERTAINING TO
MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT
PUBLIC HEARING; GEOGRAPHICAL APPLICABILITY;
SEVERABILITY, CODIFICATION, SCRIVENER’S ERRORS, AND AN
EFFECTIVE DATE.

WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) and Chapter XllI,
provides for adoption of amendments to the Plan in compliance with State statutes and in
accordance with administrative procedures adopted by the Board of County
Commissioners (“Board”); and,

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes,
and Lee County Administrative Code AC-13-6 provide an opportunity for the public to
participate in the plan amendment public hearing process; and,

WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing
on the proposed amendment in accordance with Florida Statutes and the Lee County
Administrative Code on February 28, 2022; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on April 20, 2022. At that hearing, the Board approved a motion to send,
and did later send, proposed amendment pertaining to Owl Creek Map and Text
Amendments (CPA2020-00004 & CPA2020-00005) to the reviewing agencies set forth in
Section 163.3184(1)(c), F.S. for review and comment; and,

WHEREAS, at the April 20, 2022 meeting, the Board announced its intention to
hold a public hearing after the receipt of the reviewing agencies’ written comments; and,

WHEREAS, on August 17, 2022, the Board held a public hearing and adopted the
proposed amendment to the Lee Plan set forth herein.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:
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SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance with
Chapter 163, Part Il, Florida Statutes, and with Lee County Administrative Code AC-13-6,
conducted public hearings to review proposed amendments to the Lee Plan. The
purpose of this ordinance is to adopt map and text amendments to the Lee Plan
discussed at those meetings and approved by a majority of the Board of County
Commissioners. The short title and proper reference for the Lee County Comprehensive
Land Use Plan, as hereby amended, will continue to be the “Lee Plan.” This amending
ordinance may be referred to as the “Owl Creek Map and Text Amendments
Ordinance (CPA2020-00004 & CPA2020-00005).”

SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT

The Lee County Board of County Commissioners amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, which
amends Lee County Utilities Future Water Service Areas (Lee Plan Map 4A) to add
property to the Lee County Utilities Future Water Service Area. The text amendments will:

» Add a new policy, Policy 29.2.4, to the Lee Plan that provides incentives for preservation
or restoration of Rare and Unique Upland Habitats in developments that are located in the
North Olga Community Plan area, clustered, and approved through the planned
development process.

* Amend Lee Plan Policy 124.1.1 and Table I(a), Note 8 to allow for the capture of density
from preserved wetlands when adjacent to the Rural future land use category.

The Comprehensive Plan amendment is known as Owl Creek Map and Text
Amendments Ordinance (CPA2020-00004 & CPA2020-00005).

The corresponding Staff Reports and Analysis, along with all attachments and
application submittals for this amendment are adopted as “Support Documentation” for
the Lee Plan. Proposed amendments adopted by this Ordinance are attached as Exhibit
A.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN"

No public or private development will be permitted except in conformity with the
Lee Plan. All land development regulations and land development orders must be
consistent with the Lee Plan as amended.

SECTION FOUR: MODIFICATION

It is the intent of the Board of County Commissioners that the provisions of this
Ordinance may be modified as a result of consideration that may arise during Public
Hearing(s). Such modifications shall be incorporated into the final version.
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SECTION FIVE: GEOGRAPHIC APPLICABILITY

The Lee Plan is applicable throughout the unincorporated area of Lee County,
Florida, except in those unincorporated areas included in joint or interlocal agreements
with other local governments that specifically provide otherwise.

SECTION SIX: SEVERABILITY

The provisions of this ordinance are severable and it is the intention of the Board of
County Commissioners of Lee County, Florida, to confer the whole or any part of the
powers herein provided. If any of the provisions of this ordinance are held unconstitutional
by a court of competent jurisdiction, the decision of that court will not affect or impair the
remaining provisions of this ordinance. It is hereby declared to be the legislative intent of
the Board that this ordinance would have been adopted had the unconstitutional
provisions not been included therein.

SECTION SEVEN: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR

It is the intention of the Board of County Commissioners that the provisions of this
ordinance will become and be made a part of the Lee County Code. Sections of this
ordinance may be renumbered or relettered and the word “ordinance” may be changed to
“section,” “article,” or other appropriate word or phrase in order to accomplish this
intention; and regardless of whether inclusion in the code is accomplished, sections of
this ordinance may be renumbered or relettered. The correction of typographical errors
that do not affect the intent, may be authorized by the County Manager, or his designee,
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the
Circuit Court.

SECTION EIGHT: EFFECTIVE DATE

The plan amendments adopted herein are not effective until 31 days after the
State Land Planning Agency notifies the County that the plan amendment package is
complete. If timely challenged, an amendment does not become effective until the State
Land Planning Agency or the Administrative Commission enters a final order determining
the adopted amendment to be in compliance. No development orders, development
permits, or land uses dependent on this amendment may be issued or commence before
the amendment has become effective. If a final order of noncompliance is issued by the
Administration Commission, this amendment may nevertheless be made effective by
adoption of a resolution affirming its effective status.
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THE FOREGOING ORDINANCE was offered by Commissioner , who
moved its adoption. The motion was seconded by Commissioner . The
vote was as follows:

Kevin Ruane

Cecil L. Pendergrass
Raymond Sandelli
Brian Hamman

Mike Greenwell

DONE AND ADOPTED this 17" day of August 2022.

ATTEST: BOARD OF COUNTY COMMISSIONERS
KEVIN C. KARNES, CLERK OF LEE COUNTY, FLORIDA
BY: BY:
Deputy Clerk Cecil L. Pendergrass, Chair
DATE:

APPROVED AS TO FORM FOR THE
RELIANCE OF LEE COUNTY ONLY

County Attorney’s Office

Exhibit A: Adopted revisions to Map 4-A and text (Adopted by BOCC August 17, 2022)

CAO Draft 7/26/2022 11:02:55 AM
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EXHIBIT A

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

PROPOSED TEXT AMENDMENTS

FUTURE LAND USE ELEMENT

POLICY 1.4.1: The Rural future land use category are areas that are to remain predominantly rural —
that is, low density residential, agricultural uses, and minimal non-residential land uses that are needed
to serve the rural community. Natural resource extraction may be permitted in accordance with Policy
10.1.4. These areas are not to be programmed to receive urban-type capital improvements, and they can
anticipate a continued level of public services below that of the urban areas. Maximum density in the

Rural area future land use category is one dwelling unit per acre (1 du/acre). See Policy 29.2.4 for a
potential density incentive resulting from preservation and/or restoration of Rare and Unique Upland

Habitat.

*hkkkhkhhkhkhkkkhkhhkhkhhkkhhhkhkhkkhkhhhkhkhkhrhkrhkhkhrrhkhkhhrhkirhkhkhhrhkhkhkhihrikhhhkhrhkhkhhihhrhhkhhrhhkhkhiiiikikhix

POLICY 29.2.4: As an incentive to preserve, enhance, and restore indigenous Rare and Unique upland

habitats on land within the Rural future land use category, one (1) additional dwelling unit may be

created for each one (1) acre of created, preserved and/or restored indigenous Rare and Unique upland

habitats if approved and developed as a unified planned development that meets all the following

criteria:

1. Development is clustered so as to maintain large, contiquous tracts of open space and protect

environmentally sensitive areas. To comply with this criteria, a minimum of 60% open space is

required, of which 50% must be indigenous preserve. The indigenous preserve may consist of

preserved existing indigenous wetlands and/or uplands and/or created or restored wetlands,
flowways, or Rare and Unique upland habitats. Management and monitoring of the indigenous

preserve must be in compliance with the indigenous management plan required by the LDC.

Monitoring timelines will be extended as needed to assure success criteria established in the

indigenous management plan is achieved for at least five consecutive years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unique upland habitats, as

defined, must meet the following:

a.

The area of the Rare and Unigue upland habitats must comply with the minimum dimensions

b.

required for indigenous open space areas set forth in the LDC.

The land where creation and/or restoration of indigenous Rare and Unique upland habitats will

occur_must contain the soil(s) needed to support the establishment and success of the
indigenous Rare and Unigue upland habitats.

Habitats impacted by logqging, drainage, and/or exotic infestation may not count towards the

d.

density incentive unless restored to standards established in an approved site specific ecological
restoration plan. The ecological restoration plan must include, at a minimum, a replanting plan,
habitat restoration plan, success criteria, and long-term monitoring and maintenance criteria.

A Conservation Easement, to be dedicated to the appropriate maintenance entity that provides
Lee County or some other public agency, acceptable to Lee County, with third party
enforcement rights must be recorded for areas used towards the density incentive. All

Attachment 1 April 20, 2022
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EXHIBIT A

Conservation Easements required as part of the planned development must be recorded within
5 years from first development order approval.
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CONSERVATION & COASTAL MANAGEMENT ELEMENT

POLICY 124.1.1: Ensure that development in wetlands is limited to very low density residential uses and
uses of a recreational, open space, or conservation nature that are compatible with wetland functions. The
maximum density in the Wetlands category is one unit per 20 acres, except that one single family residence
will be permitted on lots meeting the standards in Chapter XI1I1.;-and-exceptthatowners Owners of wetlands
adjacent to Intensive Development, General Interchange, Central Urban, Urban Community, Suburban,
New Community, Outlying Suburban, and-Sub-Outlying Suburban, areas and Rural future land use
categories may transfer densities—dwelling units from preserved freshwater wetlands to developable
contiguous uplands under common ownership at the same underlying density as permitted for those uplands

{seeTableHa)).
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GLOSSARY

RARE AND UNIQUE UPLAND HABITATS (RU) — High-quality native upland habitats categorized as

"mature due to the absence of severe impacts caused by quqmq, drainage, and exotic infestation.—as

3 }88)- These habitat types include

those cla55|f|ed as: sand scrub (320) coastal scrub (322) pine flatwoods (411) Whrchcan-beheatr-}gon-zed-as

ation; slash

plne/mldstory oak (412) tropical hardwood (426) Ilve oak hammock (427) and cabbage palm hammock

(428). The numbered references are to the Florida Land Use Cover and Forms Classification System
(FLUCFCS) Level HI (Florida Department of Transportation, 1985).

B i o i R R R R R R R R R S S R R R R R R R R R S R R R R R R S R R R S R R e

TABLE 1(A)

8 Higher densities may be allowed under the following circumstances where wetlands are preserved on the
subject site:
(@) If the dwelling units are relocated off-site through the TDR program provided in LDC,
Chapter 2; or

Dwelling units may be relocated to developable contiguous uplands designated Intensive
Development, General Interchange, Central Urban, Urban Community, Suburban, Outlying
Suburban, Sub-Outlying Suburban, Rural, and New Community from preserved freshwater
wetlands at the same underlying density as permitted for those uplands (see Policy 124.1.1).
Impacted wetlands will be calculated at the standard Wetlands density of 1 du/20 acres. Planned
Developments or Development Orders approved prior to October 20, 2010 are permitted the density
approved prior to the adoption of CPA2008-18.

Attachment 1 April 20, 2022
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STAFF REPORT FOR
CPA2020-00004 & CPA2020-00005: OWL CREEK

Privately Initiated Map & Text Amendments to the Lee Plan

Recommendation:
Transmit

Applicant:
D.R. Horton, Inc.

Representatives:
Stacy Ellis Hewitt, AICP
Banks Engineering

Hearing Dates:
LPA: 2/28/2022

BoCC #1: 4/20/2022
BoCC #2: 8/17/2022

Attachments:

1: Proposed Amendments

2: Applicant Materials

SUMMARY OF AMENDMENTS

e Add a new policy, Policy 29.2.4, to the Lee Plan that provides incentives for
preservation or restoration of Rare and Unique Upland Habitats in developments
that are located in the North Olga Community Plan area, clustered, and approved
through the planned development process.

e Amend Lee Plan Policy 124.1.1 and Table 1(a), Note 8 to allow for the capture of
density from preserved wetlands when adjacent to the Rural future land use
category.

e Amend the Lee County Utilities Future Water Service Areas (Lee Plan Map 4A) to
add property to the Lee County Utilities Future Water Service Area.

PROJECT LOCATION

e The proposed text amendments for the Rare and Unique Upland Habitats
incentives will apply to the North Olga Community Plan area.

e The amendments for the preserved wetlands density calculations adjacent to land
designated Rural will be applied county wide.

e The proposed amendment to Lee County Utilities Future Water Service Areas (Lee
Plan Map 4A) is specific to property shown on the map below.

The property is approximately 342.68 acres in size and is located on the south side of
North River Road about 0.5 miles east of SR31.



PART 1 - STAFF REVIEW

CONCURRENT APPLICATION REVIEW

The applicant has filed a companion rezoning application (DCI2021-00011) that is being reviewed
concurrently with this plan amendment application. Chapter 163.3184(12), F.S. provides: “At the request
of an applicant, a local government shall consider an application for zoning changes that would be
required to properly enact any proposed plan amendment transmitted pursuant to this subsection.”

The concurrent rezoning request is to rezone +342.68 acres from Agricultural (AG-2) to Residential
Planned Development (RPD) to allow development of a clustered residential community containing up to
380 dwelling units.

If the Board of County Commissioners amends the Lee Plan to incorporate the proposed changes
discussed in this report, the applicant MUST demonstrate consistency with the Lee Plan, as amended,
prior to rezoning approval.

DISCUSSION AND ANALYSIS — TEXT AMENDMENT

The intent of the text amendments is to provide an incentive to preserve, enhance, and restore Rare and
Unique Upland Habitats within the North Olga Community Plan area and to expand the incentive for
preserving wetlands to include wetlands adjacent to developable contiguous uplands in the Rural future
land use category.

Rare and Unique Upland Habitats

The proposed text amendments for preserving, enhancing and restoring Rare and Unique Upland Habitats
are specific to property within the North Olga Community Plan area and designated Rural on the Future
Land Use Map. See map of the North Olga Community Plan area below.

BoCC Adoption Staff Report August 3, 2022
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The Rural future land use category, is described in Policy 1.4.1:

POLICY 1.4.1: The Rural areas are to remain predominantly rural — that is, low density residential,
agricultural uses, and minimal non-residential land uses that are needed to serve the rural community.
Natural resource extraction may be permitted in accordance with Policy 10.1.4. These areas are not to
be programmed to receive urban-type capital improvements, and they can anticipate a continued level
of public services below that of the urban areas. Maximum density in the Rural area is one dwelling
unit per acre (1 du/acre).

The Northeast Lee County Community Plan, Lee Plan Goal 27, provides objectives and policies applicable
to both the Alva and North Olga Community Plan areas in order to “maintain, enhance, and support the
heritage and rural character, natural resources, and agricultural lands” in Northeast Lee County. Objective
27.1 and Policy 27.1.1 of the Lee Plan discusses the need to maintain and enhance the rural character of
Northeast Lee County, including through the use of clustered development in order to conserve “large
areas of open lands.” Additionally Objective 27.2 and Policy 27.2.1 direct applicants to develop and refine
rural planning tools in order to “enhance and maintain Northeast Lee County’s sense of place and provide
for the long-term preservation of large tracts of contiguous natural resource and open space areas.”

The North Olga Community Plan, Lee Plan Goal 29, is to: “Promote and support the unique rural
character, heritage, economy, quality of life, and natural resources in the North Olga Community Plan
area.” Residential land uses within the Community Plan area are described in Objective 29.2:

OBJECTIVE 29.2: RESIDENTIAL LAND USES. Protect and enhance the rural character of the North Olga
Community by evaluating residential development proposals for consistency with the community’s
rural character and sense of community. Rural character is defined as those characteristics that
convey the rural lifestyle such as: large lots or clustered development, ample view of wooded areas,
open spaces, and river fronts, working farms, productive agricultural uses, and the protection of
environmentally sensitive lands.

Furthermore, Policy 29.2.1 encourages the design of planned developments to include a mix of unit types
and flexible lot sizes to allow for clustering, affordability, preservation of open space, natural assets and
diversity of choice within the community.

Rare and Unique Upland Habitats such as sand scrub, tropical hardwood hammock, live oak hammock,
and cabbage palm hammocks are indigenous to Northeast Lee County. These upland habitats are often
easier to develop (than wetlands) as mitigation for impacting the upland communities is not required. The
definition of Rare and Unique Upland Habitats is provided in the Lee Plan Glossary. Amendments to the
definition are proposed to clarify what qualifies as “high-quality”:

RARE AND UNIQUE UPLAND HABITATS (RU) - High-quality native upland habitats
categorized as "mature due to the absence of severe impacts caused by logging, dralnaqe and exotic
infestation. by 0 188). These
habrtat types mclude those cIassrfre as: sand scrub (320); coastal scrub (322) pine fIatwoods (411)

and—e*eﬂc—m—festaﬂen sIash plne/mldstory oak (412) troplcal hardwood (426) live oak hammock
(427); and, cabbage palm hammock (428). The numbered references are to the Florida Land Use Cover
and Forms Classification System (FLUCFCS) Level 11l (Florida Department of Transportation, 1985).
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The text amendments below provide a density incentive for the preservation, creation, and/or restoration
of Rare and Unique Upland Habitats:

POLICY 29.2.4: As an incentive to preserve, enhance, and restore indigenous Rare and Unique upland
habitats on land within the Rural future land use category, one (1) additional dwelling unit may be
created for each one (1) acre of created, preserved and/or restored indigenous Rare and Unique upland
habitats if approved and developed as a unified planned development that meets all the following
criteria:

1. Development is clustered so as to maintain large, contiguous tracts of open space and protect
environmentally sensitive areas. To comply with this criteria, a minimum of 60% open space is
required, of which 50% must be indigenous preserve. The indigenous preserve may consist of
created or restored wetlands, flowways, or Rare and Unique upland habitats. Management and
monitoring of the indigenous preserve must be in compliance with the indigenous management
plan required by the LDC. Monitoring timelines will be extended as needed to assure success
criteria established in the indigenous management plan is achieved for at least five consecutive

years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unique upland habitats, as
defined, must meet the following:

a. The area of the Rare and Unigue upland habitats must comply with the minimum dimensions
required for indigenous open space areas set forth in the LDC.

b. The land where creation and/or restoration of indigenous Rare and Unigue upland habitats will
occur_must _contain the soil(s) needed to support the establishment and success of the
indigenous Rare and Unique upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation may not count towards the
density incentive unless restored to standards established in an approved site specific ecological
restoration plan. The ecological restoration plan must include, at a minimum, a replanting plan,
habitat restoration plan, success criteria, and long-term monitoring and maintenance criteria.

d. A Conservation Easement, to be dedicated to the appropriate maintenance entity that provides
Lee County or some other public agency, acceptable to Lee County, with third party
enforcement rights must be recorded for areas used towards the density incentive. All
Conservation Easements required as part of the planned development must be recorded within
5 years from first development order approval.

These amendments establish standards to ensure the success and protection of the Rare and Unique
Upland Habitats being preserved, created and/or restored by requiring evidence of appropriate soils to
support the plant community where habitat restoration or creation is proposed and by requiring an
ecological restoration plan containing long-term monitoring requirements. In addition, the amendments
ensure that projects implementing this policy provide a minimum of 60% open space of which 50% must
be indigenous preserve.

The proposed amendments are consistent with the Goals, Objectives and Policies within the Northeast
Lee County and North Olga Community Plans by incentivizing the use of clustered development with large,
contiguous tracts of open space, preserved in perpetuity, that contribute to the unique rural character,
heritage, and natural resources of the North Olga Community Plan area.

BoCC Adoption Staff Report August 3, 2022
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Wetlands

While it is evident that the goals for both Northeast Lee County (Goal 27) and North Olga (Goal 29) support
incentives that allow for clustered developments in order to protect “ample views of wooded areas” and
open space?, protection of wetlands are addressed county-wide within the Lee Plan2.

Policy 124.1.1 (summarized in Table 1(a), Note 8) specifically allow for preserved freshwater wetlands
adjacent to the Intensive Development, General Interchange, Central Urban, Urban Community,
Suburban, New Community, Outlying Suburban and Sub-Outlying Suburban future land use categories to
transfer densities, at the adjacent upland density, to developable contiguous uplands under common
ownership. The proposed amendments will expand the applicability of this policy to include preserved
wetlands contiguous to uplands designated Rural on the Future Land Use Map:

POLICY 124.1.1: Ensure that development in wetlands is limited to very low density residential uses
and uses of a recreational, open space, or conservation nature that are compatible with wetland
functions. The maximum density in the Wetlands category is one unit per 20 acres, except that one
single family residence will be permitted on lots meeting the standards in Chapter XII1..-and-exceptthat
owners Owners of wetlands adjacent to Intensive Development, General Interchange, Central Urban,
Urban Community, Suburban, New Community, Outlying Suburban, are-Sub-Outlying Suburban,
areas and Rural future land use categories may transfer densities—dwelling units from preserved
freshwater wetlands to developable contiguous uplands under common ownership at the same
underlying density as permitted for those uplands-{seeFable-1{a)}.

TABLE 1(A) - SUMMARY OF RESIDENTIAL DENSITIES
8 Higher densities may be allowed under the following circumstances where wetlands are preserved
on the subject site:

(@) If the dwelling units are relocated off-site through the TDR program provided in LDC,
Chapter 2; or

(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive
Development, General Interchange, Central Urban, Urban Community, Suburban, Outlying
Suburban, Sub-Outlying Suburban, Rural, and New Community from preserved freshwater
wetlands at the same underlying density as permitted for those uplands (see Policy 124.1.1).
Impacted wetlands will be calculated at the standard Wetlands density of 1 du/20 acres.
Planned Developments or Development Orders approved prior to October 20, 2010 are
permitted the density approved prior to the adoption of CPA2008-18.

Areas within the Rural land use category, as described in Policy 1.4.1, are to remain predominantly rural,
with low density residential, agricultural uses, and minimal non-residential land uses that are needed to
serve the rural community. The proposed text amendment provides a density incentive for development
within the Rural future land use category to develop in a manner that contributes to the preservation,
enhancement, and restoration of wetland habitats. As stated in Policy 1.5.1, the Wetlands land use
category identifies lands that are designated as wetlands, and consists of very low density residential use
and recreational uses which will not adversely affect ecological functions.

1 Objectives 27.1 & 29.2 and Policies 27.1.2 & 29.1.3.
2 Objectives 124.1 & 124.2, Policies 60.4.1, 101.1.2, 123.1.1, 123.3.1, 124.1.1, 124.1.2, & 158.1.7, and Table 1(a),
Note 8.
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The current density calculations for Wetlands located adjacent to Intensive Development, General
Interchange, Central Urban, Urban Community, Suburban, New Community, Outlying Suburban and Sub-
Outlying Suburban future land use categories were established in 2010, through Ordinance 10-39
(CPA2008-00018). The intent of those amendments was to incentivize wetlands preservation by allowing
the density of adjacent (urban and suburban) upland areas to be calculated for the area of freshwater
wetlands preserved. Prior to adoption Ordinance 10-39, the density of wetlands was calculated at 1 unit
per 20 acres regardless of the wetlands being preserved or impacted; there was no incentive to preserve
wetlands. The proposed amendment expands the wetlands preservation incentive to all property
designated Rural on the Future Land Use Map, of which there are approximately 24,300 acres.

Growth Management

Objective 2.1 of the Lee Plan states that “Contiguous and compact growth patterns will be promoted to...
contain urban sprawl... [and] conserve land, water, and natural resources...” The proposed amendments
allow for slight increases in density for properties in the Rural future land use category as an incentive to
preserve wetlands and for properties in the North Olga Community Plan area that preserve, create, or
restore Rare and Unique Upland Habitats. Implementation of the proposed amendments will not detract
from the distinction between future non-urban areas and future suburban or future urban areas as
envisioned by the Lee Plan. Policies that encourage both the continued use of the Rural future land use
categories in appropriate areas and the protection of wetlands and other natural resources and systems
are consistent with Objective 2.1 and 163.3177(6)(a)9 of the Florida Statutes.

DISCUSSION AND ANALYSIS — MAP AMENDMENT

The resulting gross density of the subject property, if the proposed Lee Plan amendments and concurrent
rezoning is approved, is approximately 1.1 dwelling units an acre, which does not exceed the 2.5 dwelling
units an acre that would require connection to public potable water system or sanitary sewer system.?
However, Lee County Utilities (LCU) has water mains in close proximity to the subject property and the
applicant has proposed to add the property to the Lee County Future Water Service Area, Map 4-A.

The proposed amendment to Map 4-A is applicable to 342.68 acres located on the south side of North
River Road, approximately 0.5 miles from the intersection of SR31 and North River Road. Lee County
Utilities has capacity to serve the proposed project. Amending the Lee Plan to allow for connection to
LCU’s potable water is consistent with Policy 126.1.4 of the Lee Plan, which requires development designs
must maintain groundwater levels at or above existing levels. Connecting to the LCUs potable water
system, will reduce stress on the shallow aquifer and help to maintain or improve groundwater levels near
the subject property. This is particularly important for the subject property, as the surrounding properties
rely on shallow residential wells for their potable water needs. Conditions may also be required to the
concurrent rezoning request, DCI2021-00011, in order to demonstrate consistency with Policy 126.1.4.

DISCUSSION AND ANALYSIS — OWL CREEK PROJECT

The proposed Lee Plan amendments are being contemplated in conjunction with a concurrent request to
rezone *342.68 acres from Agricultural (AG-2) to Residential Planned Development (RPD) to allow
development of a clustered residential community containing up to 380 dwelling units.

3 Lee Plan Standard 4.1.1
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Surrounding Properties

West - The property immediately to the west is within the Rural and Wetlands Future Land Use Categories
and zoned Agricultural (AG-2). The site contains 3 large lot single-family residences and agricultural grazing
lands.

Further west there is additional agricultural uses including agritourism uses and large single-family lots
+1.39 acres and larger. Policy 6.1.2 of the Lee Plan allows for these properties, within % mile of SR 31
within the North Olga Community Plan Area, to be developed with neighborhood commercial uses.

North - To the north is North River Road, a 2-lane county maintained arterial roadway. North of North
River Road is the Babcock Community, within the New Community future land use category, zoned Mixed
Use Planned Development (MPD) by zoning resolution number Z-17-026.

To the northeast is property within the Density Reduction/Groundwater Resource (DR/GR) future land
use category zoned AG-2 and Mobile Home residential MH-1. These properties are developed with single-
family homes on lots +2.12 acres and larger as well as agricultural uses.

East - The properties adjacent to the east are within the Rural and Wetlands Future Land Use Categories,
zoned AG-2, and consist of existing agricultural grazing lands, a vacant parcel owned by South Florida
Water Management District, and a vacant privately owned parcel along the Caloosahatchee River.

Further East are properties zoned AG-2 and developed with large agricultural tracts then some single-
family lots £4.45 acres and larger as well as agricultural uses.

South/Internal - The Caloosahatchee River lies to the south of the southern extent of the subject property.
At the south end of the subject property there are two privately owned properties that will share an access
from North River Road through the proposed Owl Creek development. These properties are within the
Rural and Wetlands future land use categories and include:
e Owl Creek Boat Works and Storage, an industrial marina and yacht refinishing establishment
located within the Water Dependent Overlay and zoned Marine Industrial (IM).
e Further south, across Trout Creek from Owl Creek Boat Works and Storage, is a vacant parcel and
a +12 acre parcel developed with two single-family residences. Both of these parcels are zoned
AG-2.

Impaired Waters
The property is in the Owl Creek and Trout Creek watersheds with offsite flows conveyed through the
property before discharging into the Caloosahatchee River at the southern end of the subject property.

e Owl Creek and a tributary convey water from the northwest corner of the property south to the
Caloosahatchee River. The Owl Creek watershed is impaired for Fecal Coliform.

e Trout Creek conveys water from the eastern property line southwest to the Caloosahatchee River.
The Trout Creek watershed has a TMDL for fecal coliform and is on the study list for Dissolved
Oxygen (percent saturation) based on the number of exceedances for the sample size.

e The Caloosahatchee River is impaired for Fecal Coliform and Iron and has a TMDL for Total
Phosphorus, Total Nitrogen, Chlorophyll-a, and Dissolved Oxygen (percent saturation).
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In addition to the proposed amendment to Lee Plan Map 4A, the applicant has stated their intent, in the
application materials, to connect to sanitary sewer service provided by FGUA in order to address the
proximity to Owl Creek, Trout Creek and the Caloosahatchee River. This will ensure water leaving the site
is maintained or improved for the protection of the environment and the people of Lee County, consistent
with Lee Plan Goal 125. It is recommended that connection to potable water and sanitary sewer services
be required through conditions to the concurrent rezoning, if approved. The applicant could also prepare
groundwater and surface water monitoring plans to demonstrate consistency with Goal 125 and following
policies.

Floodways

The project is proposing to preserve and restore onsite wetlands, consistent with Objective 29.7 to
“preserve, protect, and, where possible, enhance the physical integrity, rural character, ecological values,
and natural beauty of the North Olga Community Plan area, focusing upon the Caloosahatchee River,
native vegetation, wildlife resources, and areas designated for long-term conservation.” Most of the
onsite wetlands are comprised of natural flowways and/or are within in FEMA regulatory floodways. The
preservation and long-term maintenance of these wetlands will help retain natural flow patterns for
lessoning flooding impacts consistent with Lee Plan policies 60.4.3 and 61.3.3.

Wellfield Protection Zones

The northern portion of the property is within a future Wellfield Protection Zone (see CPA2021-00006,
transmitted to the state on February 16, 2021). Any future development within the wellfield protection
zone must comply with the wellfield protection zone ordinance, which requires a valid operating permit
for all activity involving the storage, use, handling or production of hazardous substances in order to
protect shallow wells. Compliance with the wellfield protection zone ordinance will protect Lee County
wellfields consistent with Lee Plan Policy 125.1.6.

Archeological Resources

The proposed areas for preservation of Rare and Unique Upland Habitats contain three known
archeological sites, which were documented as part of a cultural resource study conducted on the
property. The preservation of the Rare and Unique Upland Habitat swill protect these archeological sites.

Public Facilities Impacts

e Fire: The subject property is served by Bayshore Fire Rescue, who has indicated an adequate level
of service.

e Emergency Medical Services: Lee County Emergency Medical Services will provide service to the
subject property. Lee County EMS has indicated that they can sufficiently serve the property. The
primary ambulance for the location is Medic 11, located 5.1 miles southwest. There is a second
EMS station located within 6 miles of the property.

e Utilities: The subject property is not currently located within the Lee County Utilities Future
Service Area. Potable water and sanitary sewer lines are not in operation at the vicinity, and thus,
developer-funded system enhancements are required. Sanitary sewer service will be provided by
the City of Fort Myers North Water Reclamation Facility.

e Public Transit: The subject property does not meet applicability standards for LeeTran. The
property is not within one quarter mile of a fixed route corridor, and there is no identified need
for enhanced or additional transit services in the area.
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e Schools: The School District of Lee County has determined that capacity is an issue within the
Concurrency Service Area (CSA) at the high school level, however capacity is available within the
adjacent CSA.

e Police: The Lee County Sheriff’s Office will serve the subject property, and has indicated that there
are no problems regarding service. Law enforcement will be provided from the North District
substation in North Fort Myers.

e Solid Waste: Lee County Solid Waste is capable of providing solid waste collection service to the
subject property. Service will be provided through franchised hauling contractors, with disposal
of waste accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill.

CONCLUSIONS
The amendments are consistent with the Lee Plan:

e The proposed amendments incentivize the clustering of residential development in order to
protect and preserve large areas of open space, natural resources, unique habitats and rural
aesthetic qualities, consistent with Goals 27 and 29 of the Lee Plan.

e The proposed amendments incentivize the preservation of wetlands that are adjacent to uplands
in the Rural future land use category and is consistent with the County’s overall wetland
protection policies.

e The proposed amendments preserve the distinction between future non-urban and suburban
areas, consistent with the vision of the Lee Plan.

e The proposed amendment to Map 4-A helps to ensure area groundwater levels will be maintained
at or above existing levels, consistent with the Lee Plan.

Staff recommends that the Board of County Commissioners transmit the proposed amendment as shown
in Amendment 1.
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PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: February 28, 2022

A. LOCAL PLANNING AGENCY REVIEW

The applicant’s representatives provided a presentation of the proposed amendments, the
subject property, surrounding properties, availability of public facilities, surrounding properties,
environmental benefits, and consistency with the Lee Plan. Following the applicant’s
presentation, members of the LPA asked for clarification about density requirements, traffic
impacts, community input, what could be developed today without the proposed amendments,
compatibility with surrounding uses, required plantings, and timing of the conservation areas.

Staff provided a brief presentation discussing the proposed amendments, consistency with the
Lee Plan, and staff's recommendation. Following staff’s presentation, LPA members asked
questions regarding Policies 1.4.1 and 124.1.1, the nature of the proposed development, and
parcel size. Staff provided clarification regarding the current use of density incentives throughout
the County, referencing the Environmental Enhancement and Preservation Communities Overlay
(EEPCO), and required restoration standards.

Two members of the public addressed the LPA concerning the proposed amendment. One
member of the public, representing a nearby property owner, spoke in favor of the proposed
amendments, but suggested the proposed incentives for preserving Rare and Unique habitats
should be modified and apply county wide. The other member of the public did not support the
proposed amendments citing concerns with traffic, and impacts to the environment and
community character.

Following public input staff and LPA members discussed allowing for wider applicability of the
density incentive for preserving or restoring Rare and Unique upland habitats, but agreed that
due to lack of analysis the change was not appropriate at this time.

B. LOCAL PLANNING AGENCY RECOMMENDATION:

A motion was made to recommend that the Board of County Commissioners transmit CPA2020-
00004 (MAP). The motion passed 3 to 1.

RAYMOND BLACKSMITH AYE
DUSTIN GARDNER ABSENT
JAMES M. INK NAY
ALICIA OLIVO ABSENT
DON SCHROTENBOER AYE
STAN STOUDER ABSTAIN
HENRY ZUBA AYE
BoCC Adoption Staff Report August 3, 2022
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A motion was made to recommend that the Board of County Commissioners transmit CPA2020-
00005 (TEXT). The motion passed 4 to 0.

RAYMOND BLACKSMITH AYE
DUSTIN GARDNER ABSENT
JAMES M. INK AYE
ALICIA OLIVO ABSENT
DON SCHROTENBOER AYE
STAN STOUDER ABSTAIN
HENRY ZUBA AYE

C. STAFF RESPONSE TO LOCAL PLANNING AGENCY DISCUSSION AND RECOMMENDATION:
Based on the LPAs discussion and questions to staff and the applicant, staff recommends
additional changes be made to provide a cross reference to the new Policy (29.2.4) in Policy 1.4.1,
which describes the Rural future land use category, and clarify indigenous requirements in Policy
29.2.4. These additions are shown below in double-underline, and have been added to
Attachment 1.

POLICY 1.4.1: The Rural future land use category are areas that are to remain predominantly
rural — that is, low density residential, agricultural uses, and minimal non-residential land uses
that are needed to serve the rural community. Natural resource extraction may be permitted in
accordance with Policy 10.1.4. These areas are not to be programmed to receive urban-type
capital improvements, and they can anticipate a continued level of public services below that
of the urban areas. Maximum density in the Rural area future land use category is one dwelling

unit per acre (1 du/acre). See Policy 29.2.4 for a potential density incentive resulting from
preservation and/or restoration of Rare and Unigue Upland Habitat.
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POLICY 29.2.4. As an incentive to preserve, enhance, and restore indigenous Rare and
Unique upland habitats on land within the Rural future land use category, one (1) additional
dwelling unit may be created for each one (1) acre of created, preserved and/or restored
indigenous Rare and Unique upland habitats if approved and developed as a unified planned
development that meets all the following criteria:

1. Development is clustered so as to maintain large, contiguous tracts of open space and
protect environmentally sensitive areas. To comply with this criteria, a minimum of 60%
open space is required, of which 50% must be indigenous preserve. The indigenous
preserve may consist of preserved existing indigenous wetlands and/or uplands and/or
created or restored wetlands, flowways, or Rare and Unique upland habitats. Management
and monitoring of the indigenous preserve must be in compliance with the indigenous
management plan required by the LDC. Monitoring timelines will be extended as needed
to assure success criteria established in the indigenous management plan is achieved for at
least five consecutive years.
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The remaining text for proposed Policy 29.2.4 remains unchanged and is shown it its entirety in
Attachment 1. Staff recommends that the Board of County Commissioners transmit the proposed
amendment as shown in Amendment 1.

PART 3
BOARD OF COUNTY COMMISIONERS
TRANSMITTAL HEARING

DATE OF PUBLIC HEARING: April 20, 2022

A. BOARD REVIEW:
Staff provided a brief presentation for the proposed amendment which included an overview of the
proposed amendment, consistency with the Lee Plan and staff recommendation.

An applicant’s representative provided a presentation of the proposed amendments, consistency with
the Lee Plan, concurrent rezoning request, environmental benefits, and the recommendations of staff
and the LPA.

One member of the public addressed the BoCC concerning the proposed amendment. The member
of the public did not support the proposed amendments citing concerns with traffic, impacts to the
environment, appropriateness of the subject property for residential use, and community character.

B. Transmittal Hearing:
A motion was made to transmit the proposed amendments as recommended by staff and the LPA.
The motion passed 4 to 1.

VOTE:
BRIAN HAMMAN AYE
FRANK MANN NAY
JOHN MANNING AYE
CECIL L. PENDERGRASS AYE
RAY SANDELLI AYE
BoCC Adoption Staff Report August 3, 2022

CPA2020-00004 and CPA2020-00005 Page 12 of 14



PART 4

STATE REVIEWING AGENCIES’
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS

Comments from the State Reviewing Agencies were due to Lee County by May 22, 2022.

A. OBIJECTIONS, RECOMMENDATIONS AND COMMENTS:
Lee County received responses from the following review agencies addressing the transmitted
amendment:
e Florida Department of Economic Opportunity (DEO)
e Florida Fish and Wildlife Conservation Commission (FWC)
e Florida Department of Environmental Protection (DEP)
e Florida Department of Transportation (FDOT)
e Florida Department of Agricultural and Consumer Services

There were no objections concerning the proposed amendments.

The Florida Department of Transportation did provide comments. However, these comments do not
accurately reflect the potential impacts of the proposed development and staff and the applicant have
provided clarification following each comment.

Owl Creek Review Comment: The proposed text amendments (Policies 29.2.4 and 124.1.1) for the
Rare and Unique Upland Habitats incentives will apply to the North Olga Community Plan area
which consists of 342.68 acres and is located on the south side of North River Road approximately
0.5 miles east of SR 31. The applicant has filed a companion rezoning application (DCI2021-00011)
to rezone from Agricultural (AG-2) to Residential Planned Development (RPD) to allow
development of a clustered residential community containing up to 380 dwelling units.

Owl Creek Review Response/Clarification: The review recognizes that Policy 29.2.4 for the Rare
and Unique Upland Habitats incentives will apply to the North Olga Community Plan area, but the
analysis provided demonstrates application of these incentives to the Owl Creek project
only. Policy 29.2.4 incentives would be available to lands within the Rural future land use category
within the North Olga Community Plan area which is approximately 4,437 acres. Subtracting the
Owl Creek Project (342.68+ ac), Conservation 2020 lands (271.76% ac) and adjacent Lee County
land (86.19% ac) leaves approximately 3,736 acres that could potentially utilize the
incentives. Projects proposing to utilize the proposed incentives will be required to go through
the planned development process to demonstrate clustered development and 60% open space
of which 50% would be required to be indigenous. If all of the parcels utilized the incentives and
all of their required indigenous met the requirements for Rare and Unique incentive,
approximately 1,121 acres would be preserved resulting in 1,121+ units plus the 56% units
associated with Owl Creek that could be requested and thoroughly reviewed through the planned
development process.

County Wide Review Comment: The amendment on the Policy 124.1.1 for the preserved wetlands
density calculations adjacent to land designated Rural will be applied county wide includes
approximately 24,300 acres which may result in an increase in transportation impacts. The CPA
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package did not include any county wide transportation analysis to determine impact to the state
roadways and the Strategic Intermodal Systems (SIS) facilities.

County Wide Review Response/Clarification: For clarification, while there are approximately
24,300 acres of land within the Rural future land use category in Lee County, not all have wetlands
associated with them to be able to use the proposed policy. There are approximately 2,057 acres
of land within the Wetlands future land use category adjacent to or within the Rural designated
areas throughout Lee County. When only considering Wetlands that are adjacent to the 22,584
acres of privately owned properties in the Rural future land use category the approximate acreage
of Wetlands that may take advantage of this is further reduced 1,983 acres, approximately 8.1%
of the assumed applicable area per the FDOT review. The map below shows areas currently within
the Wetlands future land use category that intersect the Rural future land use category.

In addition, as drafted this incentive is only available when freshwater wetlands are preserved.
Some of the 1,983 acres of privately owned wetlands are saltwater wetlands and are not able to
utilize this incentive.

B. STAFF RECOMMENDATION
Staff recommends that the BoCC adopt the amendment as attached to the staff report.
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS
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Please Note: The applicability of the amendments under this request are anticipated to be
expanded by amendments under consideration for CPA2021-00005, Bayshore Ranch. The
Bayshore Ranch amendments are expected to be transmitted to the State Reviewing Agencies
on August 3, 2022 and are anticipated to be adopted into the Lee Plan within 180 days as required
by Florida Statutes.

If the BoCC adopts the amendments for Bayshore Ranch, Policy 29.2.4 from the Owl Creek
amendments (identified below) will be removed and replaced by Policy 123.2.17 from Bayshore
Ranch. This is necessary to avoid redundancy and maintain internal consistency within the Lee
Plan.
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FUTURE LAND USE ELEMENT

POLICY 1.4.1: The Rural future land use category are areas that are to remain predominantly rural —
that is, low density residential, agricultural uses, and minimal non-residential land uses that are needed
to serve the rural community. Natural resource extraction may be permitted in accordance with Policy
10.1.4. These areas are not to be programmed to receive urban-type capital improvements, and they can
anticipate a continued level of public services below that of the urban areas. Maximum density in the
Rural area future land use category is one dwelling unit per acre (1 du/acre). See Policy 29.2.4 for a

potential density incentive resulting from preservation and/or restoration of Rare and Unique Upland
Habitat.
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POLICY 29.2.4: As an incentive to preserve, enhance, and restore indigenous Rare and Unique upland
habitats on land within the Rural future land use category, one (1) additional dwelling unit may be
created for each one (1) acre of created, preserved and/or restored indigenous Rare and Unique upland
habitats if approved and developed as a unified planned development that meets all the following

criteria:

1. Development is clustered so as to maintain large, contiguous tracts of open space and protect

environmentally sensitive areas. To comply with this criteria, a minimum of 60% open space is
required. of which 50% must be indigenous preserve. The indigenous preserve may consist of

preserved existing indigenous wetlands and/or uplands and/or created or restored wetlands,
flowways, or Rare and Unique upland habitats. Management and monitoring of the indigenous
preserve must be in compliance with the indigenous management plan required by the LDC.
Monitoring timelines will be extended as needed to assure success criteria established in the
indigenous management plan is achieved for at least five consecutive years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unique upland habitats, as

defined, must meet the following:
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ATTACHMENT 1

a. The area of the Rare and Unique upland habitats must comply with the minimum dimensions
required for indigenous open space areas set forth in the LDC.

b. The land where creation and/or restoration of indigenous Rare and Unique upland habitats will

occur_must contain the soil(s) needed to support the establishment and success of the
indigenous Rare and Unique upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation may not count towards the
density incentive unless restored to standards established in an approved site specific ecological

restoration plan. The ecological restoration plan must include, at a minimum, a replanting plan,

habitat restoration plan, success criteria, and long-term monitoring and maintenance criteria.

d. A Conservation FEasement, to be dedicated to the appropriate maintenance entity that provides
Lee County or some other public agency, acceptable to Lee County, with third party

enforcement rights must be recorded for areas used towards the density incentive. All

Conservation Easements required as part of the planned development must be recorded within

5 years from first development order approval.
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CONSERVATION & COASTAL MANAGEMENT ELEMENT

POLICY 124.1.1: Ensure that development in wetlands is limited to very low density residential uses and
uses of a recreational, open space, or conservation nature that are compatible with wetland functions. The
maximum density in the Wetlands category is one unit per 20 acres, except that one single family residence
will be permitted on lots meeting the standards in Chapter XIIL.;-and-exeeptthatowners Owners of wetlands
adjacent to Intensive Development, General Interchange, Central Urban, Urban Community, Suburban,
New Community, Outlying Suburban, ard—Sub-Outlying Suburban, areas and Rural future land use

categories may transfer densities—dwelling units from preserved freshwater wetlands to developable
contiguous uplands under common ownership at the same underlying density as permitted for those uplands

tseeFableHa).
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GLOSSARY

RARE AND UNIQUE UPLAND HABITATS (RU) — High-quality native upland habitats categorized as
"mature" due to the absence of severe impacts caused by loggmg, drainage., and exotic infestation.—as
: : : 88)- These habitat types include
those classified as: sand scrub (320) coastal scrub (322) pine ﬂatwoods (41 1) wh-teh—ea—n—be—eategeﬂ-zed—as
h e-impactsecaused-bylogsine ation; slash
pme/mldstory oak (412) troplcal hardwood (426) live oak hammock (427) and cabbage palm hammock
(428). The numbered references are to the Florida Land Use Cover and Forms Classification System
(FLUCFCS) Level III (Florida Department of Transportation, 1985).
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ATTACHMENT 1
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TABLE 1(A)

8 Higher densities may be allowed under the following circumstances where wetlands are preserved on the
subject site:
(a) If the dwelling units are relocated off-site through the TDR program provided in LDC,
Chapter 2; or

Dwelling units may be relocated to developable contiguous uplands designated Intensive
Development, General Interchange, Central Urban, Urban Community, Suburban, Outlying
Suburban, Sub-Outlying Suburban, Rural, and New Community from preserved freshwater
wetlands at the same underlying density as permitted for those uplands (see Policy 124.1.1).
Impacted wetlands will be calculated at the standard Wetlands density of 1 du/20 acres. Planned
Developments or Development Orders approved prior to October 20, 2010 are permitted the density
approved prior to the adoption of CPA2008-18.
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TO: Mes. Tyler Griffin, Planner DATE: February 15, 2022
Planning Section
Lee County Department of Community )
Development PHONE: (239) 533-8314
1500 Monroe Street

FAX:

Fort Myers, FL 33901

REFERENCE: CPA2020-00004 & CPA2020-00005 - Owl Creek Reserve JOB NO: _8504

COPIES DESCRIPTION
15 Complete and Sufficient Application Materials for use at LPA and BOCC
hearings
REASON: SENT VIA:
Your Comments _____ Regular Mail
Your Approval ____ FedEx/ UPS
Your Information _X_ Courier
____ Your Review ___ Pick-up
X __ Per Your Request __ Email

COMMENTS:

Please do not hesitate to contact me at 239-770-2527 or shewitl@bankseng.com if
you have any questions or need anything.

We are looking forward to the hearings. Thank you and please take care.

==

Stacy Ellis Hewitt, AICP
Director of Planning
Email: shewitt@bankseng.com
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Owl Creek Reserve - Lists of Exhibits Page 2 of 2

School District of Lee County
Lee County Sheriff's Office
Lee County Solid Waste Department
. FGUA Wastewater
16. Exhibit M19 - Justification of Proposed Amendment (Revised February 2022)
17. Exhibit M20 - Planning Community Requirements (Revised January 2022)
a. Summaries of North Olga Planning Community Public Information Meetings
b. Summaries of Alva Planning Community Public Information Meetings
18. Additional Support Documents:
Amendment to Lee Plan Map 6 - Future Water Service Areas
Preliminary Development Footprint (Revised February 2022)
Hurricane Evacuation Analysis (Revised August 2021)
Water Resources Report (Revised October 2021)
Stormwater Planning Report (Revised October 2021)
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Text Amendment;
1. Exhibit T1 - Text Amendment Application (Revised February 2022)
2. Exhibit T3 - Pre-Application Meeting
3. Exhibit T4 - Proposed Text Changes (Revised February 2022)
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Public Facilities Impacts

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

1. Traffic Circulation Analysis: The analysis is intended to determine the affect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative
Code (AC)13-17.

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of
analysis for:

i Total peak hour trip generation less than 50 total trip ends — trip generation.

i, Total peak hour trip generation trom 50 to 300 total trip ends — trip generation, trip distribution and trip
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan
horizon year) segment LOS analysis of the nearest or abufting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term
analysis.

1ii.  Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will
include any portion of roadway segments within an area three miles offset from the boundary of the
application legal description metes and bounds survey. LOS analysis will also include any
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application.

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning
staff.

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):
a. Sanitary Sewer
b. Potable Water
¢. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space
e. Public Schools

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency
Management Report):

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

Current LOS, and LOS standard of facilities serving the site

Projected 2030 LOS under existing designation

Projected 2030 LOS under proposed designation

Existing infrastructure, if any, in the immediate area with the potential to serve the subject property
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements
Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water

@ emn ap oW
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In addition to the above analysis, provide the following for potable water:

a. Determine the availability of water supply within the franchise area using the current water use allocation
(Consumptive Use Permit) based on the annual average daily withdrawal rate.

b. Include the current demand and the projected demand under the existing designation, and the projected demand under the
proposed designation.

¢. Include the availability of treatment facilities and transmission lines for reclaimed water forirrigation.

d. Include any other water conservation measures that will be applied to the site (see Goal 54).

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support
facilities, including:
a. Fire protection with adequate response times
Emergency medical service (EMS) provisions
Law enforcement
Solid Waste
Mass Transit
Schools

- e e T

In reference to above, the applicant must supply the responding agency with the information from application items
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the

responding agency.

Environmental Impacts
Provide an overall analysis of the character of the subject property and surrounding properties, and assess the site's suitability

for the proposed change based upon the following:

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

(FLUCCS).
. A map and description of the soils found on the property (identify the source of the information).
A topographic map depicting the property boundaries and 100-year flood prone areas indicated (as identified by FEMA).
A map delineating the property boundaries on the most recent Flood Insurance Rate Map.
A map delineating wetlands, aquifer recharge areas, and rare & unique uplands.
A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, stateor
local agencies as endangered, threatened or species of special concern. The table must include the listed species by
FLUCCS and the species status (same as FLUCCS map).

Impacts on Historic Resources

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

CYIE NS

1. A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property

or adjacent properties.
2. A map showing the subject property location on the archaeological sensitivity map for Lee County.

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 or that affect the subject property.

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.

State Policy Plan and Regional Policy Plan

List State Policy Plan and Regional Policy Plan goals, strategies and 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.

Planning Communities/Community Plan Area Requirements
If located within a planning community/community plan area, provide a meeting summary document of the required public

informational session [Lee Plan Goal 17].
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Disclosure of Interest
(Exhibit M3)
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Future Land Use Map -

Existing
(Exhibit M4)

CPA2020-00004
Revised August 2021
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Map & Description of
Existing Land Uses &
Map & Description of
Existing Zoning of the
Subject Property &

Surrounding Properties
(Exhibits M5 & M6)
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Owl Creek — Descniplion of Existing Land Uses ond Zoning Page 2 of 2

such as the gas stations and convenience stores developed in 2017 and 2020, veterinarian
office developed in 2018, feed store, church, SR 31 Produce market, u-pick and café developed
around 2010 with continuing improvements. The Bayshore Community Planning area is west of
SR 31 and contains large lot residential development as well as Y-acre lot subdivisions west of
the commercial node. Sub-Outlying Suburban FLU category is a little over %% mile to the west of
the Owl Creek property at the southwest carner of the intersection of Bayshore Road and SR 31
which allows a maximum density of 2 dwelling units per acre.

North

To the north is North River Road, a 2-lane county maintained arterial roadway then property
within the New Community FLU category. This property is the southern portion of the Babcock
Mixed Use Planned Development (MPD), approved by zoning resolution number Z-17-026/case
number DCI2016-00022 which allows 1 dwelling unit per 2.5 gross acres up to 1,630 dwelling
units, 600 hotel rooms and 1,170,000 square feet of commercial office and retail uses. There is
an emergency onhly access planned across the street from the Owl Creek property. The
entrance to the mixed-use areas of Babcock Ranch MPD is +% mile north of SR 31 and North
River Road across from Shirley Lane, To the northeast is within the Density
Reduction/Groundwater Resource (DR/GR) FLU and is within the Private Recreational Facillities
Qverlay, zoned AG-2 and Mobile Home residential MH-1 and developed with single-family lots
+2.12 acres and larger and agricultural uses,

East

The properties adjacent to the east are within the Rural and Wetlands FLU categories, zoned
AG-2 and consist of existing agricultural grazing lands, a vacant parcel owned by South Florida
Water Management District, then a vacant privately owned parcel along the Caloosahatchee
River. A portion of the adjacent agricultural grazing lands that contain a portion of Trout Creek
is currently under negotiation with Conservation 20/20 (nomination number 597). Further East
are properties zoned AG-2 and developed with large agricultural tracts then some single-family
lots +4.45 acres and larger and agricultural uses.

South

Properties to the south are within the Rural and Wetlands FLU. Adjacent to the south and
surrounded by the property is the existing Owl Creek Boat Works and Storage industrial marina
and yacht refinishing which is within the Water Dependent Overlay and zoned Marine Industrial
(IM). This industrial marine use was established in 1953 and is Southwest Florida's premiere
yachi service center offering full service and specializing in yacht refinishing, repowering,
customization and maintenance. They also offer in-water covered, uncovered and dry storage
for yachts up to 100'. South across Trout Creek from Owl Creek Boat Works and Storage is a
vacant parcel zoned AG-2 then a +12.19-acre parcel developed with two single-family
residences. South of the subject property is another SFWMD owned parcel that extends into the
Caloosahatchee River. Fort Myers Shores within the Caloosahatlchee Shores Community Plan
area is located south across the Caloosahatchee River which is within the Suburban FLU
category which allows a maximum density of 6 dwelling units per acre. Sweetwater Landing
Marina is located at the Caloosahatchee River and SR 31 and offers boat storage, service,
rental and sales and was redeveloped in 2018 resulting in a 275-slip marina, boater lounge and
restaurant and bar.
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Signed & Sealed Legal
Description & Sketch

(Exhibit M7)

CPA2020-00004
M7-1 Legal Description & Sketch Revised November 2021
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BBLS SURVEYORS, INC.
8860 TERRENE COURT,
BONITA SPRINGS, FLORIDA 34135
TELEPHONE: (239) 597-1315
FAX: (239) 597-5207

LEGAL DESCRIPTION
OWL CREEK

A PORTION OF SECTIONS 18 AND 19, TOWNSHIP 43 SOUTH, RANGE 26
EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS:

COMMENCE AT THE NORTHWEST CORNER OF THE NORTHEAST
QUARTER OF SAID SECTION 18, TOWNSHIP 43 SOUTH, RANGE 26 EAST. LEE
COUNTY, FLORIDA; THENCE RUN S§.00°16'39"W., ALONG THE WEST LINE OF
SAID NORTHEAST QUARTER, FOR A DISTANCE OF 50.01 FEET TO THE
SOUTHERLY RIGHT OF WAY LINE OF NORTH RIVER ROAD (STATE ROAD
78), A 100 FOOT WIDE RIGHT OF WAY, THE SAME BEING THE POINT OF
BEGINNING OF THE PARCEL OF LAND HEREIN DESCRIBED; THENCE RUN
S.88°52'22"E., ALONG SAID SOUTHERLY RIGHT OF WAY LINE, FOR A
DISTANCE OF 2,392.11 FEET TO THE BEGINNING OF A CURVE TO THE LEFT;
THENCE RUN EASTERLY, ALONG SAID SOUTHERLY RIGHT OF WAY LINE
AND THE ARC OF SAID CURVE, HAVING A RADIUS OF 11,509.16 FEET
THROUGH A CENTRAL ANGLE OF 00°53'50", SUBTENDED BY A CHORD OF
180.24 FEET, AT A BEARING OF S.89°19'16"E., FOR A DISTANCE OF 180.24
FEET TO THE END OF SAID CURVE, THE SAME BEING A POINT ON THE
EAST LINE OF SAID NORTHEAST QUARTER; THENCE RUN §.00°2324"W.,
ALONG SAID EAST LINE, FOR A DISTANCE OF 2,608.43 FEET TO THE
NORTHEAST CORNER OF THE SOUTHEAST QUARTER OF SAID SECTION 18:
THENCE RUN 8.00°20'37"W., ALONG THE EAST LINE OF SAID SOUTHEAST
QUARTER, FOR A DISTANCE OF 1,447.29 FEET TO A POINT HEREINAFTER
REFERED TO AS POINT “A” , THE SAME BEING A POINT ON THE MEAN
HIGH WATER LINE OF TROUT CREEK (ELEVATION 0.03 FEET-NORTH
AMERICAN VERTICAL DATUM OF 1988); THENCE RUN S.63°09'11"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 68.12 FEET:
THENCE RUN 8.66°53'17"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 63.33 FEET; THENCE RUN 8.70°27'15"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 39.63 FEET; THENCE RUN
S.64°37'58"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
53.06 FEET; THENCE RUN §8.77°10'24"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 31,94 FEET: THENCE RUN 8$.67°19'24"W., ALONG
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SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 49.00 FEET; THENCE
RUN S.66°42'36"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 31.31 FEET; THENCE RUN S.80°37'35"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 23.70 FEET; THENCE RUN
S.49°00'39"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
25.62 FEET; THENCE RUN S.65°48'12"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 63.16 FEET; THENCE RUN S8.74°36'11"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 79.06 FEET; THENCE
RUN S.73°49'33"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 76.39 FEET; THENCE RUN S.77°28'30"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 81.85 FEET; THENCE RUN
S.82°44'45"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
86.96 FEET; THENCE RUN S.69°49'00"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 63.53 FEET; THENCE RUN S.83°38'00"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 84.05 FEET; THENCE
RUN N.64°43'19"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 10.65 FEET; THENCE RUN N.10°04'22"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 17.28 FEET; THENCE RUN
N.67°36'56"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
63.76 FEET; THENCE RUN N.75°31'42"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 84.91 FEET; THENCE RUN N.67°43'57"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 42.46 FEET; THENCE
RUN N.48°46'12"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 15.77 FEET; THENCE RUN N.22°03'58"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 53.88 FEET; THENCE RUN
N.67°46'02"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
56.48 FEET; THENCE RUN N.53°42'12"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 56.78 FEET; THENCE RUN N.09°10'30"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 71.37 FEET; THENCE
RUN N.18°3824"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 45.27 FEET; THENCE RUN N.36°09'14"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 54.90 FEET; THENCE RUN
N.35°53'09"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
55.09 FEET; THENCE RUN N.01°19'19"E. ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 23.41 FEET; THENCE RUN N.32°33'04"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 51.20 FEET; THENCE
RUN N.07°39'06"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 57.91 FEET; THENCE RUN N.06°39'11"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 79.50 FEET; THENCE RUN
N.36°15'06"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 133.80 FEET; THENCE RUN N.13°17'04"E., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 69.67 FEET; THENCE RUN N.51°3820"E.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 56.94 FEET;
THENCE RUN N.09°17'06"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 57.33 FEET; THENCE RUN S.47°33'50"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 52.48 FEET; THENCE RUN
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S.52°35'15"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
71.39 FEET; THENCE RUN 8.26°00'04"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 44.07 FEET; THENCE RUN S§.05°32'36"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 123.25 FEET;, THENCE
RUN S.35°01'53"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 91.33 FEET: THENCE RUN 8.50°35'34"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 85.61 FEET; THENCE RUN
S.10°34'53"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
33.93 FEET; THENCE RUN 8.21°26'11"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 36.72 FEET; THENCE RUN S§.40°1720"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 33.23 FEET: THENCE
RUN S.35°1825"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 42.17 FEET; THENCE RUN §.42°33'03"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 45.18 FEET; THENCE RUN
S.41°1328"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
30.71 FEET: THENCE RUN S.18°57'53"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 40.71 FEET; THENCE RUN 8.02°39'27"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 43.57 FEET; THENCE
RUN S.18°07'05"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 39.46 FEET; THENCE RUN 8.67°10'19"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 48.51 FEET: THENCE RUN
S.75°56'36"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
27.05 FEET; THENCE RUN S8.56°00'26"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 40.96 FEET; THENCE RUN 8.04°07'53"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 15.13 FEET; THENCE
RUN §.02°20'53"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 30.76 FEET; THENCE RUN S.83°41'22"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 17.10 FEET; THENCE RUN
N.81°54'26"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 32.46 FEET; THENCE RUN 8.72°46'26"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 51.87 FEET; THENCE RUN N.79°37'03"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 77.30 FEET;
THENCE RUN S.43°53'28"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 29.96 FEET; THENCE RUN S.64°51'44"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 33.22 FEET; THENCE RUN
S.67°25'22"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
27.97 FEET; THENCE RUN §.,63°29'01"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 21.10 FEET; THENCE RUN §,63°09'28"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 50.02 FEET; THENCE
RUN S.55°16"21"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 81.31 FEET: THENCE RUN S.61°20'10"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 66.81 FEET; THENCE RUN
S.67°49'59"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
48.47 FEET; THENCE RUN S§,72°10'03"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 58.79 FEET; THENCE RUN S.78°14'00"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 49.72 FEET:; THENCE
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RUN S.64°42'00"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 53.28 FEET; THENCE RUN S.38°23'32"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 10.59 FEET; THENCE RUN
N.89°1627"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 20.26 FEET; THENCE LEAVING SAID MEAN HIGH WATER LINE, RUN
N.00°43'09"E., FOR A DISTANCE OF 121.86 FEET; THENCE RUN N.07°03'43"E.,
FOR A DISTANCE OF 300.00 FEET; THENCE RUN N.02°16'53"E., FOR A
DISTANCE OF 100.00 FEET; THENCE RUN N.07°27'32"W., FOR A DISTANCE
OF 299.99 FEET; THENCE RUN N.01°23'52"W., FOR A DISTANCE OF 100.00
FEET; THENCE RUN N.13°23'08"E., FOR A DISTANCE OF 100.00 FEET;
THENCE RUN N.23°42'08"E., FOR A DISTANCE OF 99.22 FEET; THENCE RUN
N.88°52'07"W., FOR A DISTANCE OF 500.00 FEET; THENCE RUN S.01°07'53"W .,
FOR A DISTANCE OF 1,252.34 FEET TO SAID MEAN HIGH WATER LINE OF
TROUT CREEK (ELEVATION 0.03 FEET-NORTH AMERICAN VERTICAL
DATUM OF 1988); THENCE RUN S.59°33'49"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 66.58 FEET; THENCE RUN S.19°55'43"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 17.96 FEET;
THENCE RUN S§.53°18'36"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 53.47 FEET; THENCE RUN S.26°06'00"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 82.56 FEET; THENCE RUN
S.05°34'19"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
68.70 FEET; THENCE RUN S.07°11'04"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 29.90 FEET; THENCE RUN S.07°54'16"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 11.85 FEET; THENCE
RUN S.12°21'57"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 78.12 FEET; THENCE RUN S.10°40'48"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 33.89 FEET; THENCE RUN
S.21°15'12"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
20.19 FEET; THENCE RUN S.10°05'07"W. ALONG SAID MEAN HIGH WATER
LINE,, FOR A DISTANCE OF 34.32 FEET; THENCE RUN S.16°26'09"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 51.67 FEET; THENCE
RUN S.20°15'30"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 28.82 FEET; THENCE RUN S.18°5728"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 36.38 FEET; THENCE RUN
S.15°47'44"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
34.13 FEET; THENCE RUN S.16°2826"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 59.42 FEET; THENCE RUN S.12°32'34"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 53.60 FEET; THENCE
RUN S.23°08'17"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 62.09 FEET; THENCE RUN S.15°16'02"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 33.53 FEET; THENCE RUN
S.18°1229"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
115.02 FEET; THENCE RUN S.03°19'16"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 4.78 FEET; THENCE LEAVING SAID MEAN HIGH
WATER LINE, RUN N.47°23'44"W., FOR A DISTANCE OF 78.47 FEET; THENCE
RUNN.24°12'11"W., FOR A DISTANCE OF 91.43 FEET; THENCE RUN
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N.03°48'12"W., FOR A DISTANCE OF 29.62 FEET; THENCE RUN N.06°50'1 "W,
FOR A DISTANCE OF 34.61 FEET; THENCE RUN N.08°54'45"W., FOR A
DISTANCE OF 28.95 FEET; THENCE RUN N.12°43'52"W., FOR A DISTANCE OF
39.18 FEET; THENCE RUN N.28°20'46"W. ,FOR A DISTANCE OF 39.90 FEET;
THENCE RUN N.32°06'08"W., FOR A DISTANCE OF 30.67 FEET; THENCE RUN
N.45°59'51"W., FOR A DISTANCE OF 43.84 FEET; THENCE RUN N.40°53'39"W.,
FOR A DISTANCE OF 33.01 FEET; THENCE RUN N.53°48'26"W., FOR A
DISTANCE OF 60.20 FEET; THENCE RUN N.75°05'44"W,, FOR A DISTANCE OF
54.64 FEET; THENCE RUN N.71°07'07"W., FOR A DISTANCE OF 40.46 FEET;
THENCE RUN N.62°42'59"W., FOR A DISTANCE OF 34,22 FEET; THENCE RUN
N.66°57'30"W., FOR A DISTANCE OF 51,84 FEET TO THE WEST LINE OF THE
SOUTHEAST QUARTER OF SAID SECTION 18; THENCE RUN N.00°16'39"E.,
ALONG SAID WEST LINE, AND THE WEST LINE OF THE NORTHEAST
QUARTER OF SAID SECTION 18, FOR A DISTANCE OF 5,052.72 FEET TO THE
POINT OF BEGINNING. CONTAINING 11,154,906 SQUARE FEET OR 256.083
ACRES, MORE OR LESS.

AND

COMMENCE AT THE AFOREMENTIONED POINT “A”; THENCE RUN
S.00°20'37"W., ALONG THE EAST LINE OF THE SOUTHEAST QUARTER OF
SAID SECTION 18, FOR A DISTANCE OF 77.70 FEET TO THE POINT OF
BEGINNING OF THE PARCEL OF LAND HEREIN DESCRIBED, THE SAME
BEING A POINT ON THE MEAN HIGH WATER LINE OF TROUT CREEK
(ELEVATION 0.03 FEET-NORTH AMERICAN VERTICAL DATUM OF 1988)
;THENCE LEAVING SAID MEAN HIGH WATER LINE RUN S.00°20'37"W., FOR
A DISTANCE OF 1,134.17 FEET TO THE NORTHEAST CORNER OF THE
NORTHEAST QUARTER OF SAID SECTION 19; THENCE RUN §.00°18'34"W.,,
ALONG THE EAST LINE OF THE NORTHEAST QUARTER OF SAID SECTION
19, FOR A DISTANCE OF 2,480.58 FEET TO THE NORTHERLY LINE OF
SOUTH FLORIDA WATER MANAGEMENT DISTRICT CANAL 43 RIGHT OF
WAY (A 800.00 FOOT WIDE RIGHT OF WAY); THENCE RUN 8.71°02'37"W.,
ALONG SAID NORTHERLY LINE, FOR A DISTANCE OF 384.61 FEET TO THE
MEAN HIGH WATER LINE OF THE CALOOSAHATCHEE RIVER (ELEVATION
0.23 FEET-NORTH AMERICAN VERTICAL DATUM OF 1988);: THENCE RUN
N.52°44'09"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
86.87 FEET: THENCE RUN N.23°50'54"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 68.13 FEET; THENCE RUN N,10°38'48"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 52.58 FEET; THENCE
RUN N.09°06'55"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 42,95 FEET; THENCE RUN N.32°14'07"W,, ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 39.88 FEET; THENCE RUN
N.43°3922"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 52.79 FEET; THENCE RUN N.34°08'38"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 41.08 FEET; THENCE RUN N.54°52'16"E.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 60.65 FEET;
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THENCE RUN N.87°04'33"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 55.75 FEET; THENCE RUN N.49°55'04"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 45.69 FEET; THENCE RUN
N.28°07'43"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
46.00 FEET; THENCE RUN N.56°19'58"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 17.93 FEET; THENCE RUN S.36°5122"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 39.99 FEET; THENCE
RUN S.71°5520"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 31.45 FEET; THENCE RUN S.89°4827"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 25.16 FEET; THENCE RUN
N.63°29'40"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 53.19 FEET; THENCE RUN S.77°12'19"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 81.07 FEET; THENCE RUN S§.87°13'04"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 71.51 FEET;
THENCE RUN 8.86°14'38"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 51.39 FEET; THENCE RUN N.32°39'35"W. ALONG SAID MEAN
HIGH WATER LINE,, FOR A DISTANCE OF 39.89 FEET; THENCE RUN
N.46°07'12"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 55.49 FEET; THENCE RUN N.48°12'13"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 67.15 FEET; THENCE RUN N.30°38'49"W,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 52.85 FEET;
THENCE RUN N.25°28'33"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 64.46 FEET; THENCE RUN N.28°26'17"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 48.85 FEET; THENCE RUN
N.24°27'43"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 67.21 FEET; THENCE RUN N.23°43'59"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 68.49 FEET; THENCE RUN N.44°29'30"W .,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 30.93 FEET;
THENCE RUN N.32°47722"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 39.03 FEET; THENCE RUN N.37°30'31"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 53.12 FEET; THENCE RUN
N.72°02'02"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 37.99 FEET; THENCE RUN N.66°54'09"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 50.25 FEET; THENCE RUN N.76°40'16"W_,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 23.57 FEET;
THENCE RUN N.62°41'50"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 29.07 FEET; THENCE RUN N.57°22'45"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 52.85 FEET; THENCE RUN
S.81°19'58"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
24.79 FEET; THENCE RUN S.86°10229"W., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 20.72 FEET; THENCE RUN N.68°13'44"W., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 70.32 FEET; THENCE
RUN N.62°5225"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 25.24 FEET; THENCE RUN N.76°26'43"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 42.82 FEET; THENCE RUN
N.86°37'33"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
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OF 23.07 FEET; THENCE RUN N.66°30'11"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 23.15 FEET; THENCE RUN N.59°53'05"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 31.24 FEET;
THENCE RUN N.63°30'36"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 30.41 FEET; THENCE RUN N,56°41'32"W,, ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 40.31 FEET; THENCE RUN
N.61°46'56"W., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 24 .48 FEET; THENCE RUN N.71°57'11"W., ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 31.15 FEET; THENCE RUN N.60°34'35"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 28.45 FEET;
THENCE RUN N.52°43'10"W., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 31.94 FEET; THENCE RUN N.40°26'58"W., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 13,97 FEET; THENCE RUN
N.69°12'09"W,, ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE
OF 50.97 FEET; THENCE RUN N.75°09'23"W,, ALONG SAID MEAN HIGH
WATER LINE, FOR A DISTANCE OF 27.53 FEET; THENCE RUN N.71°05'34"W.,
ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 29.39 FEET;
THENCE RUN N.50°55'57"W.,, ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 7.35 FEET; THENCE LEAVING SAID MEAN HIGH WATER
LINE, RUN N.48°06'50"E., FOR A DISTANCE OF 270.43 FEET: THENCE RUN
N.42°11'10"W,, FOR A DISTANCE OF 184.68 FEET; THENCE RUN
N.03°40'T0"W., FOR A DISTANCE OF 86.00 FEET: THENCE RUN N.44°50'41"E,,
FOR A DISTANCE OF 140.43 FEET; THENCE RUN N.48°53'50"E., FOR A
DISTANCE OF 266.81 FEET; THENCE RUN N.37°56'50"E., FOR A DISTANCE OF
235.27 FEET; THENCE RUN N.28°49'50"E., FOR A DISTANCE OF 219.46 FEET;
THENCE RUN N.15°00'10"W., FOR A DISTANCE OF 137.17 FEET; THENCE RUN
S.74°59'50"W., FOR A DISTANCE OF 18.55 FEET; THENCE RUN N.15°00'10"W.,
FOR A DISTANCE OF 53.03 FEET; THENCE RUN N.44°37'10"W., FOR A
DISTANCE OF 466.55 FEET; THENCE RUN N.29°52'10"W., FOR A DISTANCE
OF 128.59 FEET; THENCE RUN N.24°50'S0"E., FOR A DISTANCE OF 318.05
FEET: THENCE RUN N.13°28'44"W,, FOR A DISTANCE OF 177.41 FEET TO
SAID MEAN HIGH WATER LINE OF TROUT CREEK (ELEVATION 0.03 FEET-
NORTH AMERICAN VERTICAL DATUM OF 1988);: THENCE RUN
N.68°36'37"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
118.44 FEET; THENCE RUN N.64°2622"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 31.89 FEET; THENCE RUN N.64°0320"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 59.04 FEET; THENCE
RUN N.75°59'S0"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 70.51 FEET; THENCE RUN N.73°52'12"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 36.64 FEET: THENCE RUN
N.81°37'22"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
38.71 FEET; THENCE RUN N.76°10'56"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 61,09 FEET; THENCE RUN N.81°10'49"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 43.63 FEET; THENCE
RUN N.79°19'30"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 27.70 FEET; THENCE RUN N.76°16'15"E., ALONG SAID MEAN
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HIGH WATER LINE, FOR A DISTANCE OF 54.20 FEET; THENCE RUN
N.78°4820"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
120.20 FEET; THENCE RUN N.79°41'31"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 52.54 FEET; THENCE RUN N.75°23'35"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 99.29 FEET; THENCE
RUN N.71°46'47"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 45.73 FEET; THENCE RUN N.77°14'48"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 27.77 FEET; THENCE RUN
N.73°38'17"E. ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF
131.49 FEET; THENCE RUN N.64°38'32"E., ALONG SAID MEAN HIGH WATER
LINE, FOR A DISTANCE OF 113.85 FEET; THENCE RUN N.64°07'37"E., ALONG
SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF 23.99 FEET; THENCE
RUN N.64°53'28"E., ALONG SAID MEAN HIGH WATER LINE, FOR A
DISTANCE OF 84.52 FEET; THENCE RUN N.64°11'02"E., ALONG SAID MEAN
HIGH WATER LINE, FOR A DISTANCE OF 86.91 FEET; THENCE RUN
N.64°11'54"E., ALONG SAID MEAN HIGH WATER LINE, FOR A DISTANCE OF

80.97 FEET TO THE POINT OF BEGINNING.
CONTAINING 3,772,203 SQUARE FEET OR 86.598 ACRES, MORE OR LESS.

TOTAL AREA OR PROPERTY DESCRIBED HEREIN IS 14,927,109 SQUARE
FEET OR 342.68 ACRES, MORE OR LESS.

BEARINGS REFER TO THE WEST LINE THE NORTHEAST QUARTER OF
SECTION 18, TOWNSHIP 43 SOUTH, RANGE 26 EAST, LEE COUNTY,
FLORIDA, HAVING A BEARING OF S.00°16'39"W.

THIS PROPERTY IS SUBJECT TO EASEMENTS, RESERVATIONS OR
RESTRICTIONS OF RECORD.
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Parcel Table Parcel Table Parcel Table Parcel Table Parcel Table
Line # | Line Direction | Length Line # | Line Direction | Length Line # | Line Direction |Length | |Line # | Line Direction | Length Line # | Line Direction | Length
L100 | S63° 09’ 11"W | 68.12 L121 | N67° 43’ 57°E | 42.46 L141 | S05° 32" 38"E | 123.25 L1681 | N79° 37 03"W | 77.30 L180 | NO1" 23" 52"W | 100.00
L102 | S66° 53' 17"W | 63.33 L122 | N48 46’ 12"E | 15.77 L142 | S35 01 53" | 91.33 L162 | S43° 53" 28"W | 29.96 L181 | N13* 23 08"E | 100.00
L103 | S70° 27" 15"W | 39.63 L123 | N22° 03" 587E | 53.88 L143 | S50° 35" 34”E | 85.81 L1863 | S64° 51" 44w | 33.22 L182 | N23° 42° 08"E | 99.22
L104 | se4 37 58”W | 53.06 L124 | N67° 46' 02'E | 56.48 L144 | S10° 34’ 53"w | 33.93 L164 | S67" 25" 227E | 27.97 L183 | N88" 52’ Q7"W | 500.00 §
b ” . 3 3 i
L105 | S77° 10" 24"w | 31.94 L125 | N53" 42’ 12°E | 56.78 L145 | s21° 26’ 117E | 36.72 L1685 | S63 29" O01"w | 21.10 L184 | SO1° 07" 53"W | 1252.34 | ©
Y4
L106 | S67° 19' 24”W | 49.00 L126 | NO9* 10" 30"E | 71.37 L146 | S40° 17’ 20"E | 33.23 L166 | S63° 09 28"W | 50.02 L185 | S59° 33 49w | 66.58 |
» » - E ” =z
L107 | S66° 42" 36"W | 31.31 L127 | N18" 38" 24"W | 45.27 L147 | S35° 18" 25"W | 42.17 L167 | S55' 16" 21"wW | 81.31 L186 | S19° 55" 43"w | 17.96 | 5
-
L108 | S80° 37" 35"W | 23.70 L128 | N36" 09° 14"E | 54.90 L148 | S42° 33’ 03"wW | 45.18 L168 | S61° 20" 10"W | 66.81 L187 | S53° 18 36"W | 53.47 e
()
* ” - » ” o
L109 | S49° 00" 39”w | 25.62 L129 | N35° 53’ 09"E | 55.09 L149 | s41° 13 28"w | 30.71 L169 | S67° 49" 59"W | 48.47 L188 | s26° 06’ 00"W | B82.56 °©
3 ”» A y ” 3
L110 | S65° 48 12"w | 63.16 L130 | NO1° 19" 19"E | 23.41 L150 | s18° 57° 53"E | 40.71 L170 | S72° 10" 03"W | 38.79 L189 | S05" 34" 19"w | 68.70 | ©
®
L111 | s74° 36" 11"W | 79.06 L131 | N32° 33° 04"W | 51.20 L151 | S02' 39’ 27"E | 43.57 L171 | S78° 14" 00"W | 49.72 L190 | SO7° 11" 04"E | 29.90 | §
o
L112 | S73° 49’ 33"W | 76.39 L132 | NO7" 39' 06”E | 57.91 L152 | S18° 07° 05"W | 39.46 L172 | S64° 42" 00"wW | 53.28 L191 | SO7° 54’ 16"E | 11.85 a
L113 | S77° 28" 30"wW | 81.85 L133 | NOB" 39" 11"W | 79.50 L153 | S67° 10" 19"W | 48.51 L173 | S38° 23" 32"wW | 10.59 L192 | $12° 21" 57"wW | 7812 g
L114 | SB2" 44’ 45"W | 86.96 L134 | N36" 15° 06"W | 133.80 L154 | S75" 56" 36"W | 27.05 L174 | N89" 16" 27"W | 20.26 L193 | S10° 40" 48"W | 33.88 | ¥
L115 | S69° 49’ 00"W | 63.53 L135 | N13* 17 O4"E | 69.67 L155 | S56° 00" 26°W | 40.96 L175 | NOO™ 43" 09"E | 121.86 L194 | S21° 15" 12"w | 20.19 ;
J
L1168 | S83" 38’ 00"W | 84.05 L136 | N51" 38 20"E | 56.94 L156 | S04° 07’ 53"W | 15.13 L176 | NO7° 03" 43"E | 300.00 L195 | S10° 05° 07°W | 34.32 4
b4
L117 | N64" 43’ 19"W | 10.65 L137 | NO9" 17 08"W | 57.33 L157 | 02" 20" 53"W | 30.76 L178 | NO2" 16" 53"E | 100.00 L196 | S16° 26" 09"W | 51.67 E
L118 | N10" 04° 22°W | 17.28 L138 | S47° 33 50°W | 52.48 L158 | S83 41" 22"w | 17.10 L179 | NO7" 27" 32"w | 299.99 L197 | S20" 15" 30"w | 28.82 s
L119 | N67" 36’ 56"E | 63.76 L139 | S52* 35" 15"W | 71.39 L159 | N81° 54’ 26"W | 32.46 L198 | S18° 57° 28"W | 36.38 g
o
L120 | N75° 31" 42"E | 84.91 L140 | S26° 00 04"W | 44.07 L160 | S72° 48’ 26"W | 51.87 L199 | S15° 47 44"W | 34.13 é
%
5
NOTES: i
1.) BEARINGS SHOWN HEREON REFER TO THE i
WEST LINE OF THE NORTHEAST QUARTER OF a
SECTION 18, TOWNSHIP 43 SOUTH, RANGE 26 g
EAST, LEE COUNTY, FLORIDA AS BEING fmt
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INSTR # 2009000297246 Page Number: 7 of 9

LEGAL DESCRIFTION

PARCEL 1:

Al that part of the East half (E 1/2) of Section 18 and Govemment Lot 2, Sect:on 18, Township 43 South, Ranpe
26 East, lying southerly of State Road 78 (O.R. Book 354, Page 680) (50 fest w»de) and northerly of Trout Creek.
LESS AND EXCEPT that parcal described in Exhibit "A" of the instrument recorded In O.R. Book 1100, Page
642, Public Records of Lee County, Florida.

Subject to asements gmmed or reserved in Deeds recorded in: O.R. Book 1100, Page 642; O ‘R. Book 2437,
Page 2976; O.R. Book.24684, Page 1873; O.R. Baok 2618, Page 3807; O.R. Book 2841, Page 1222; O.R. Book
2941, Page 3561; O.R. Book 3136, Page 1844; and O.R. Book 3136, Page 1848, all of the Public Records of
Lee County, Florida.

PARCEL 2:

Atract or parcel of tand lymg in the East half of Section 18, and part of Government Lots 1 and 2, Section 18,

Township 43 South, Range 26 East, Lee County, Florida more particutarly described as follows:

All that part of the East half (E 1/2) of-Section-18 ant Government Lots 1-and 2, Section 18, Township 43 South,
Rangs 26 East lying Southerly of Trout Cresk, Northerly of the waters of the Caloosahatchee River and
Narthwestanrly of the North right-of-way line of the Caloosahatchee River described.in deed recorded in O.R.
Book 37 at page-220 of the Public Records of Lee County, Florida and being Easterly. of the following dascribed
line:. From the Northeast corner of said Sestion 18, run N 88° 53'37" W along the line common to said Sections
18 and 18, Township 43 South, Range 26 East for 1,257.90 feet to an Intersaction with aline 30 feet Easterly. -
from (s measured on & perpendicular) and paralie! with the centerline of an existing paved drive described in
Residence Parce! In Schedule "A" recorded in O.R, Book 2290 at page 3478, of sald Public Records: thence run
the foliowing courses and distances along said parallel lins:- N 45° 450" W for 134.63 feet, N 31° 00'00" W for
128,58 feet, N 23° 43'00" E for 318.05 feet, N 14°-36'30" W for 180.78 feet passing through 2 point designated
“A" at 5048 feet along said line and N 07"'1 1'1 8" E for 93.02 feet to the Foint of Begmnmg of the herein
described line,

-From sald Pomi of Beginning run the fonowrng courses angd distances along said paraliel iine: S 07° 118" W

for 93.02 feet, S 14° 36'30" E for 180.78 fast, S 23° 43'00" W for 318.05 fest, S 31°00'00" E for 128.58 feet, &
45° 4500" E for 468.55 feet and S 16°° DB'0D" E for 53.03 feet to an nterssction with a line paralielwith and 30
foet Easterly from {as measurad on.a perpendicular) the Easterly line-of said Residence Parce! described in said
Schedule "A"; thence fun the following courses.and distances along said paralie) line: N 73°82'00" E for18.55 -
fael, S 16° 08'00" E for 137.17 feet, S'27° 42'00" W for 21046 fest, S 36° 40'00" W for 235.27 fesl, S47°45'00"
W for 266.81 feet, 543 ©43°DD" W for 140.42 fest, S 04° 48'00" E far B6.00 feet, S 43° 19°00" E for 184,68 fest -
and S 48° 53'00" W for 268-fest, mare of less to sald walers of the Caloosahatnhee River and the end of the
herein described fine.

LESS AND EXCEPT the 'fotlowing deecﬁbe’dparéax of fand ly’mg’ wﬂhin Parcel 1 and Parcel 2;

A parvel of land lyingin Bec:ﬂons 18.and 18, Townshtp 43 South Range 28 EasL.Lea County. Fioﬂda whlch S »

. vactorparcahsdesmbed asionows C ’

Exhibit "A"
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- (Centinued)

feet, S 20° 505" W for 96.17 feét, S 3022042 W for 113.33 faet; thence Tun East for 2.38 fest fo the Northeast -

comer of parca! described in Exhibit "A” of the instrument recorded in O.R. Book 1100, page 645, Public
Records of Lee County, Florida; thence run the following courses and-distances-along the Westerly line of said -

- roadway-sasement {30-feet wide) being the Erst-ine of said-parcel-described-in-sald -Exhiblt A", S 22° 34'15" W
Jor89.22 feel, 8 12° 151 8% W.for 100 00 fest, -5 02°31'45"_E for 100.00 fest, S OR® 325" £ for 289.90 feat, S

. 01° 08'00" W for 100,00 feet, & 05° 85'50" W for 300,00 feet, S 00° 25'3D" E'for118.06 feet, and Bouth for 3.86
feet thence run the following courses and distances: 5 07° 119" W for 100.03 feet, S 14 36'30" E for 136.11
feet, N 83° 42'57" E for 61,83 feet (passing throtgh the herenabove described point "A* at 46,44 fest), N 14°
36'30™ W for 140.58 feal, N 07° 11"13” E for 93.68 feat; thence run the following courses paraiel with the West -
fine of sald roedway sasemant, 30 feet wide: North for 5.75.fest, N 00° 25'30" W for 114.85.feet, N 05° 55'50" E
for 288.17 fest, N 01° 0D'00" E for 107.62 feet, N 0B° 3525" W jor 301.93 feet, N 02° 31'45™ W for 89.04 fest, N
12° 15145" Efor B6.80 feat, N 22° 345" E for 104 92 faet, N 30° 20'42" E for 97 .98 feet, N 20° 50"15" E for
10548 feef, N 16° 24'15" £ for 104.50 fest, N 09° 23'45" E for 104.24 feet, N 05° 37°30" E for 102.98 feet, N 01°
48'00" E for 202.62 feet, N 01° 03'00" W for 400.78 feet, N 00° 11°00" Wfor 198.80 feet, N 00° 32'08" W for
400:80 fest, N 02 °42'45" W for 199.82 feat, N 00° 045" W for 200.45 fast, N 03° 51°00" W for 404.15 feet, N

03° 01'45" W far 189.04 feet and N 01° 245" W for 72B.79 fest to &n intersection with sald Southerly (ine of

State:Road No. 78 (50 fest wide), thence run West along said South line of State Road 78 for60.02 feet to the
_Point of Beginning.

Bearings hereinabove mentioned are based on the Noﬁh line of the East half (E 112) of said Section 18 to bear
"~ West










Authorization Letter
from the Property

Owner
(Exhibit M10)
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Owil Creek - Internal Consistency with the Lee Plan Page 2 of 20

provide for significant environmental, historical, storm water, water quality and infrastructure
enhancements. This request will allow an increase of 157 dwelling units from the 223 dwelling
units that could be developed today.

The Owl Creek application includes the following requests:
« Amendment to Future Water Service Areas, Lee County Utilities (Lee Plan Map 6) to
place the property within the Lee County Utilities Future Water Service Area to allow for
privately funded expansion of water service.

o]

Note: Wastewater will be provided by Florida Governmental Utility Authority
(FGUA) with privately funded expansion of sewer service.

e Associated Text Amendment to following:

@]

Policy 124.1.1 — The applicant initially proposed language to allow preserved
wetlands adjacent to Rural areas within North Olga Planning Community to be
transferred to developable adjacent uplands and Lee County staff has proposed
revised language to apply to all Rural areas.
Table 1(a) — Amend footnote 8 for wetlands adjacent to Rural areas consistent
with above
North Olga Community Plan — As amended with Lee County staff, add new
Policy 29.2.4. As an incentive to preserve, enhance, and restore indigenous
Rare and Unigque upland habitats on land within the Rural future land use
category, one (1) additional dwelling unit may be created for each one (1) acre of
created, preserved and/or restored indigenous Rare and Unique upland habitats
if approved and developed as a unified planned development that meets all the
following criteria:
1. Development is clustered so as to maintain large, contiguous tracts of
open space and protect environmentally sensitive areas. To comply with
this criteria, a minimum of 60% open space is required, of which 50%
must be indigenous preserve. The indigenous preserve may consist of
preserved existing indigenous wetlands and/or uplands and/or created or
restored wetlands, flowways, or Rare and Unique upland habitats.
Management and monitoring of the indigenous preserve must be in
compliance with the indigenous management plan required by the LDC.
Monitoring timelines will be extended as needed to assure success
criteria established in the indigenous management plan is achieved for at
least five consecutive years.
2. Creation, preservation, and/or restoration of indigenous Rare and Unique
upland habitats, as defined, must meet the following:

a. The area of the Rare and Unique upland habitats must comply
with the minimum dimensions required for indigenous open space
areas set forth in the LDC.

b. The land where creation and/or restoration of indigenocus Rare
and Unique upland habitats will occur must contain the soil(s)
needed to support the establishment and success of the
indigenous Rare and Unique upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation
may not count towards the density incentive unless restored to
standards established in an approved site specific ecological
restoration plan. The ecological restoration plan must include, at a
minimum, a replanting plan, habitat restoration plan, success
criteria, and long-term monitoring and maintenance criteria.

d. A Conservation Easement, to be dedicated to the appropriate
maintenance entity that provides Lee County or some other public
agency, acceptable to Lee County, with third party enforcement
rights must be recorded for areas used towards the density
incentive. All Conservation Easements required as part of the

SA\Jobs\85XX\8504\Documents\Comp Plan Amendment\8504_Lee Plan Consistency & State-Regionat Plans-T6-19-T10-
revised August 2021.doc
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planned development must be recorded within 5 years from first
development order approval.

The following summarizes benefits that will be accomplished by approval of this request through
compliance with the proposed text amendment and accompanying minor residential planned
development application:

1. Provide a connection between Babcock Ranch property to the north and
Caloosahatchee River to the south that will continue the environmental preservation and
enhanced drainage ways that will be improved by reduced runoff rate and reduced
nutrient runoff

2. Amendment will result in clustered development as encouraged in this area as
demonstrated by the Preliminary Development Footprint exhibit

3. Provide Wetland Protection and Enhancements including exotic removal and
maintenance

4. Historical Resource preservation of the 3 recommended sites

5. Minimum 186.05% acres (54% of property) placed into conservation easement including
the convergence of two natural waterways on the Great Calusa Blueway (Owl Creek and
Trout Creek) where they connect to the Caloosahatchee River

6. Wildlife/recreation connection from portion of Trout Creek located on potential
Conservation 20/20 lands to Caloosahatchee River (139.64+ acre onsite wildlife corridor)

7. Connection to adjacent SFWMD owned lands to the east and south

8. Public canoe/kayak launch area to Trout Creek

9. Wildlife management and co-existence plans

10. Enhanced lake management plan

11. Florida Friendly Landscaping with the low irrigation requirements in common areas

12. 60% open space (205.6+ acres)

13. Preserve minimum 88% (106.28+ acres) of wetlands

14. Water Quality enhancements and monitoring

15. Remove potential for up to 223 septic tanks and wells

16. Removal of cattle grazing will significantly reduce onsite nutrient generation

17. Additional 50% water quality treatment

18. Reduced rate of run-off and associated nutrient loads

19. Stormwater enhancements

20. Green infrastructure

21. Privately funded expansion of water and sewer to the area (as encouraged/anticipated
by existing Lee Plan policies)

22. Minimum 50’ perimeter setback

23. Minimum 100’ setback from Owl Creek Boat Works property line to single-family lots

24. Provide area for multi-use path along North River Road

25. Protect existing groundwater levels and improve existing wetland hydroperiods in onsite
preserve areas

26. Provide Rare and Unique Upland habitat preservation (15.16+ acres) and restoration

(41.2+ acres)
27. Preservation of historic flow-ways associated with Owl and Trout Creeks and associated

wetlands

VISION STATEMENT
A concurrent planned development application (DCJ2021-00011) has been filed for the Owl

Creek property to incorporate a specific development plan with conditions of approval to ensure
compliance with environmental stewardship, enhancement of the area’s historic heritage and
rural character, and proactively and appropriately plan for future growth within the area
consistent with the Vision Statements for Northeast Lee County and North Olga and the
implemented Goals, Objectives and Policies for these areas, including the proposed text
amendments. The subject property abuts the existing Ow!l Creek Boat Works facility and will
provide for compatible adjacent development to protect this identifying feature of the community.

S\Jobs\85XX\8504\Documents\Comp Plan Amendment\8504_Lee Plan Consistency & State-Regional Plans-T6-T9-110-
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allows a maximum density of 6 dwelling units per acre. Sub-Outlying Suburban FLU category is
a little over % mile to the west of the property at the southwest corner of the intersection of
Bayshore Road and SR 31 which allows a maximum density of 2 dwelling units per acre. There
is a commercial node within %% mile of SR 31 between North River Road and the
Caloosahatchee River described in Policy 6.1.2 that connects the New Community area at SR
31 and North River Road to the Lee Civic Center and the Sub-Outlying Suburban area. This
area contains several non-residential uses such as a gas station, veterinarian office, feed store,
church, SR 31 Produce market, u-pick and café. See attached Exhibits M5 and M6 for further
description of the subject property and surrounding properties.

The Owl Creek property’s proximity to the New Community FLU category to the north (Babcock
Mixed Use Planned Development) and the commercial node to the west and the adjacent
industrial marine facility furthers the appropriateness of the request which will accommodate
clustered development with ample view of wooded areas, open spaces, and river fronts and will
allow for the protection and enhancement of environmentally sensitive lands and historic
heritage. The proposed clustered project will provide a connection between the Babcock Ranch
MPD to the north and the Caloosahatchee River to the south, expanding the significant
environmental, historical, storm water, water quality and infrastructure enhancements required
in the North Oilga Community Plan New Community area. A concurrent planned development
application has been submitted to provide additional details regarding the development of the
requested units and provide conditions of approval to ensure compliance with the requirements
provided within the North Olga Community Plan area.

The proposed amendment will remain consistent with the Rural future land use category Policy
1.4.1 and the Wetlands future land use category Policy 1.5.1 upon adoption of the amendment
to Table 1(a). The request is specific to the Rural areas within the North Olga Community Plan
area. Excluding the subject property and government owned lands, there are 69+ acres of
Wetland future land use category adjacent to the Rural future land use category within North
Olga. The owners of these properties could seek to utilize the proposed wetland preservation
incentive and be analyzed and thoroughly reviewed through the planned development rezoning
process. Any property owners proposing to utilize the preservation or restoration of rare and
unique habitat incentive would also be analyzed and thoroughly reviewed through the planned
development rezoning process. Development proposals will be required to balance cost and
benefit of preserving and/or restoring rare and unique uplands with reducing developable upland
area. In exchange for the additional dwelling units, the proposed amendment provides
protection, conservation, enhancement and/or restoration of these natural resources. Given the
existing government owned lands, preservation areas, agricultural uses, and varying sizes of
residential development, the overall density in the Rural category will not exceed 1 dwelling unit
per acre. The proposal provides predictable density incentives while encouraging additional
preservation areas at no costs to Lee County. The concurrent planned development zoning
application for the subject property proposes conditions to be included to ensure that the subject
property is developed at a low residential density in the North Olga Community Plan area where
there is a desire to retain a low-density community character. Providing the environmental
preservation incentives for wetlands and rare and unique upland habitat is consistent with and
furthers several Policies discussed throughout this analysis.

The density caiculations for the concurrent planned development upon approval of the

requested amendment are provided below:
Uplands (212.24+ AC) & Manmade ditches/lake (4.39+ AC) = 216.63 AT 1 DU/AC: 216.63 DU

Preserved Wetlands 106.28+ AC transferred to adjacent uplands at 1 DU/AC: 106.28 DU
Impacted Wetlands 14.03+ AC at 1 DU/20 AC: 0.70 DU
5.74+ AC Natural Open Water not eligible for density

Additional 1 DU/AC Preserved Rare and Unique Upland Habitat 15.16+ AC; 15.16 DU
Additional 1 DU/AC for Restored Rare and Unique Upland Habitat 41.2+ AC: 41.2 DU
Total Maximum Density: 380 DU

S$:\Jobs\85XX\8504\Documents\Comp Plan Amendment\8504_Lee Plan Consistency & State-Regional Plans-T6-19-T10-
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POPULATION PROJECTIONS

The Owl Creek project could develop 223 dwelling units under its current land use designations.
Utilizing 2.35 persons per household, the site could currently accommodate a population of
approximately 524 people. The proposed plan amendment would result in a total of 380
dwelling units, an increase of 157 units or a theoretical additional 369 people.

Lee County had a population of 618,754, according to the 2010 U.S. Census. The Florida Office
of Economic and Demographic Research (OEDR) projected a countywide population of 892,108
in 2030 and 999,851 in 2040. In the context of the existing and projected population for the
subject property, the population increase of approximately 369 people is the minimum. The
proposed population increase is estimated at less than a 1% increase beyond the OEDR
projected population for Lee County. This is well within accepted error ranges and represents no
real additional population increase for the Lee Plan's Future Land Use Map. The proposed
amendment is consistent with the most recent growth management legislation which suggests
that establishment of minimum development intensity is appropriate methodology for local
government planning efforts. The development footprint for the Owl Creek property, including
lots, roads, and water management lakes would be limited to 157+ acres. No changes are
proposed to Table 1(b).

GROWTH MANAGEMENT

The request is consistent with Development Location Objective 2.1, Policies 2.1.1 and 2.1.2.
The Owl Creek property is located in a transitioning area as evidenced by recent changes to the
Lee Plan for New Community FLU in the North Olga Community Plan area and the commercial
node along S.R. 31 encouraging privately funded utility expansion to the area. Approval of the
request will result in the privately funded expansion of water and sewer to the property,
minimizing the public cost of services. The proposed project promotes contiguous and compact
growth pattern by providing a connection between the approved Babcock Ranch MPD to the
north and the Caloosahatchee River to the south, extending the conservation of land and
natural resources required in the North Olga Community Plan. The proposed project does not
constitute urban sprawl which is defined in the Lee Plan Glossary as “The uncontrolied,
premature, or untimely expansion and spreading out of urban levels of density or intensity into
outlying non-urban areas.” The development will be required to be controlled by planned
development zoning approval with conditions to ensure compliance with the North Olga
Community Plan and compliance with the goals, objectives policies, and standards of the Lee
Plan.

The request is consistent with Development Timing Objective 2.2, Policy 2.2.1. The Owl Creek
development will have or assure access to all required public facilities. Please see attached
separate Public Facilities Impacts Analysis (Exhibit — M14) and Letters of Determination of the
Adequacy/Provision of Existing/Proposed Support Facilities - Fire Protection, Emergency
Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools (Exhibit — M17). These
exhibits demonstrate that there is adequate capacity to accommodate an additional 219
dwelling units, exceeding the current 157 dwelling units associated with this request. The
proposed privately funded expansion of utilities to the area is already encouraged and
anticipated by existing Lee Plan policies.

The project will comply with Historic Resources Objective 2.7. Please see attached separate
Historic Resources Impact Analysis (Exhibit — M13). There are three archaeological sites in
good to excellent condition (8LL2397, 8LL2398 and 8LL2399) that are eligible for listing in the
National Register of Historic Places (NRHP) and should and will be avoided by future
development by preserving within a minimum 25 foot buffer. A fourth site (8LL2825) that, based
on the level of intense disturbance and lack of significant cultural materials or context, is not
regarded as eligible for listing on the NRHP and will not be preserved.
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GENERAL DEVELOPMENT STANDARDS

The request is consistent with Standard 4.1.1: Water as well as Policies 53.1.2 and 95.1.3. The
Owl Creek property’'s existing and proposed density does not meet those required for
connection and is not located within a franchised service area. The property could be
developed today with up to 223 private well systems. An amendment to Lee Plan Map 6 is
proposed to place the property within the Lee County Utilities Future Water Service Area to
allow for privately funded expansion of water service. A letter of availability from Lee County
Utilities is attached demonstrating sufficient capacity exists and that the site will be serviced by
North Lee County Water Treatment Plant.

The request is consistent with Standard 4.1.2: Sewer. The Owl Creek property’s existing and
proposed density does not meet those required for connection and the site is not located within
a franchised service area. The property could be developed today with up to 223 private septic
systems. The project proposes wastewater to be provided by Florida Governmental Utility
Authority (FGUA) with privately funded expansion of sewer service. A letter of availability has
been submitted with the application. Lee County Utilities has issued a letter of no objection to
FGUA providing sanitary sewer service to the site.

The request is consistent with Standard 4.1.4: Environmental Factors. Please see attached
Environmental Impacts Analysis (Exhibit — M12) demonstrating the existing condition of the
environmentally sensitive areas of the site and enhancements that will be accomplished through
approval of the request. The concurrent planned development application will ensure that the
clustered development is well integrated, properly oriented and functionally related to the natural
features of the site.

RESIDENTIAL LAND USES
The northern 51x acres of the Owl Creek property are outside of the Coastal High Hazard Area

and the southern 292+ acres are within. This amendment requires a concurrent planned
development application to be filed including conditions with stringent development criteria
ensuring the adjusted site design and clustered density development with environmental,
historical, water quality and infrastructure enhancements. Letters of Determination are attached
demonstrating provision of support facilities. The site proposes to place a minimum of 54% of
the site into conservation easements and provide a minimum perimeter setback of 50 feet to
residential lots with either conservation area or planted detention areas and perimeter berm to
ensure compatibility with adjacent agricultural, single-family, preservation and marina uses. The
request will be consistent with Policies 5.1.2 and 5.1.5.

The request will be consistent with Policies 5.1.6 and 5.1.7 even though it is a single-family
development. The proposed concurrent Owl Creek planned development application conditions
of approval will include development regulations for the clustered development to provide open
space, preservation areas and recreation areas. These areas will be appropriate for the density
and design and will be functionally related to all dwelling units. No multi-family residential is
proposed for the site.

GOAL 17: COMMUNITY PLANNING

The request is consistent with Objective 17.1 and Policies 17.1.1, 17.1.2 and 17.1.3. The
requested text amendment addresses specific physical and environmental conditions unigue to
the North Olga community plan provisions and where rare and unique upland habitats are
prevalent as indicated in the staff report for CPA2017-06 which highlighted the importance of
preserving these habitats. The text amendment proposes a policy that furthers the existing
Residential Land Uses Objective 29.2 and Conservation Objective 29.7 and conditions of
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approval will be implemented by the concurrent planned development zoning action which will
be the regulating document ensuring consistency with the policies within the North Olga
community plan. The proposed amendment will result in the preservation of natural assets such
as the restoration and connection of Owl Creek and Trout Creek Wildlife Corridors and flow-
ways. Analysis is provided within addressing regional plan consistency, population
accommodation, transportation, and infrastructure needs. Analysis is provided that addresses
specific conditions unique to the North Olga area that are physical, historical and environmental
in nature.

GOAL 27: NORTHEAST LEE COUNTY COMMUNITY PLAN

The Owl Creek property is located in Northeast Lee County. Goal 27 of the Lee Plan is specific
to this area of Lee County and represents Lee County's goal to maintain, enhance, and support
the heritage and rural character and natural resources. Alva and North Olga work cooperatively
toward this goal through the objectives and policies of Goal 27 and through their individual
community plans.

The Owl Creek property proposes to preserve large open space areas and will retain the rural
character by proposing clustered development with ample views of wooded areas, open spaces
and river fronts, while balancing the removal of agricultural grazing lands and the enhancement
and protection of environmentally sensitive lands, historic resources water quality and
connectivity. The provided Water Resources Report demonstrates the subject property’s
strategic location proximate to the Caloosahatchee Estuary watershed and its ability to
implement and further the County’s long-term goals of protecting groundwater and improving
surface water management in northern Lee County. These enhancements will be conditioned as
part of the concurrent planned development application, consistent with Objective 27.1 and
Policies 27.1.1, 27.1.5 and 27.1.6.

The Owl Creek property is located within the Northeast Lee County community plan area and
has held two public information meetings within both the Alva and North Olga community plan
area boundaries. Meeting summary documents have been submitted containing the date, time
and location of each meeting, a list of attendees, a summary of any concerns raised and the
applicant's response. The applicant has complied with Objective 17.3, Policies 17.3.1, 17.3.2,
17.3.3, 17.3.4 and Policy 27.1.8.

Obijective 27.2 and its attendant polices direct Lee County to work with Alva and North Olga to
develop and use a rural planning toolbox of incentives, programs and regulations that enhance
and maintain the sense of place and provide for long-term preservation of contiguous natural
resource and open space areas. The Owl Creek property will be required to provide long-term
preservation areas by placing a minimum of 54% of the site into a conservation easement. The
proposed text amendments result in additional incentives within the North Olga Community Plan
area that provide rural planning tools which will result in increased preservation areas and
conservation easements. Approval of the proposed amendment will result in the preservation of
natural assets such as facilitating the restoration and connection of Owl Creek and Trout Creek
Wildlife Corridors and flow-ways.

The Owl Creek property is situated at the convergence of two waterways: Owl Creek and Trout
Creek where they join the Caloosahatchee River. Although there are existing agricultural uses
of cattle grazing on site, the Owl Creek amendment proposes to preserve large open space
areas by proposing clustered development with ample views of wooded areas, open spaces and
river fronts, while balancing the removal of agricultural grazing lands and the enhancement and
protection of environmentally sensitive lands, flow-ways, historic resources water quality and
connectivity. The request is consistent with Objective 27.3, Policies 27.3.2 and 27.3.3 by
balancing efforts to protect and enhance the community's water quality and will not preclude
potential uses listed in Policy 27.3.3 from the preservation areas on site. A public kayak/canoe
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launch area is proposed as part of development of the subject property. The proposed text
amendment will provide incentives that will result in the concurrent planned development
conditions providing preservation and restoration of existing habitats along with creation of
additional native vegetation in the form of rare and unique upland habitat creation and long-term
conservation. The project also includes restoring 12.6+ acres of surface waters and 2.23+ acres
of littoral marsh wetlands/littoral shelf to create a flushing channel.

The Owl Creek amendment requires a concurrent planned development application which
includes stringent development criteria in the proposed conditions of approval that
accommodate the location for a multipurpose path along North River Road, consistent with
Objective 27.4, Policies 27.4.1 and 27.4.4. The two creeks on the subject property are included
on the blueways map and conditions of the zoning approval will require a public kayak/canoe
launch and not preclude potential access as part of the preservation, consistent with Policy

27.4.2.

GOAL 29: NORTH OLGA COMMUNITY PLAN

The requested amendment provides planning and development tools in the form of incentives
for the protection and enhancement of natural resources including wetlands, flow-ways and rare
and unique upland habitat. The concurrent planned development protects and enhances the
rural character and aesthetic qualities of the area, preserves natural and historic resources and
promotes clustered development areas that preserves large, contiguous tracts of open space
and preservation areas, consistent with Objective 29.1 and Policy 29.1.1. The Owl Creek
property is situated at the convergence of two natural waterways and flow-ways: Owl Creek and
Trout Creek where they join the Caloosahatchee River. Although there are existing agricultural
uses of cattle grazing on site, the Owl Creek property proposes to preserve large open space
areas by proposing clustered development as demonstrated in the concurrent planned
development application, balancing efforts to protect and enhance the community’s water

quality.

The Owl Creek amendment will accommodate clustered development with ample views of
wooded areas, open spaces and river fronts, offsite agricultural uses and will allow for the
protection of environmentally sensitive lands including flow-ways, wetlands, rare and unique
upland habitat and historic heritage. The proposed clustered project will provide a connection
between the Babcock Ranch Mixed Use Planned Development to the north and the
Caloosahatchee River to the south, expanding the significant environmental, historical, water
quality and infrastructure enhancements required for this area. A concurrent planned
development application has been submitted to provide additional details regarding the
development of the requested units and provide stringent development conditions of approval to
ensure compliance with the North Olga Community Plan. There wiill be a minimum 50-foot
perimeter setback providing separation to adjacent uses. Community gardens are included in
the schedule of uses for the concurrent planned development application. The request is
consistent with Objective 29.2 and Policies 29.2.1, 29.2.2 and 29.2.3 as well as Policies 29.5.1

and 29.5.2.

The Greenways Master Plan depicts a multipurpose path along North River Road and depicts
Owl Creek and Trout Creek on the Great Calusa Blueway. The Ow! Creek property proposes
conditions of approval in the concurrent planned development application that accommodate for
the location of a multipurpose path along North River Road and a-public kayak/canoe launch
area, consistent with Objective 29.6, Policies 29.6.1, 29.6.2, 29.6.3, 29.6.4 and 29.6.6.

Through the stringent requirements associated with the conditioning of the concurrent planned
development, the Owl Creek project will preserve a minimum of 88% of the onsite wetlands
providing protection and enhancements through exotic removal and maintenance and upland
buffers. A minimum of 54 percent of the property (186.05+ acres) will be placed into a
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conservation easement including the convergence of two natural waterways on the Great
Calusa Blueway (Owl Creek and Trout Creek) where they connect to the Caloosahatchee River.
The request results in preservation and restoration of wetlands, flow-ways and wildlife corridors,
and rare and unique upland habitat and provide long-term conservation. The conservation area
will include preservation of 3 recommended historical sites and the project will provide a public
canoe/kayak launch area to Trout Creek. The request is consistent with Objective 29.7 and
Policies 29.7.1 and 29.7.2.

The proposed Text Amendments associated with this request, as amended with Lee County
staff, are attached in Exhibit T4 and provide a new Policy 29.2.4: As an incentive to preserve,
enhance, and restore indigenous Rare and Unique upland habitats on land within the Rural
future land use category, one (1) additional dwelling unit may be created for each one (1) acre
of created, preserved and/or restored indigenous Rare and Unique upland habitats if approved
and developed as a unified planned development that meets all the following criteria:

1. Development is clustered so as to maintain large, contiguous tracts of open space and
protect environmentally sensitive areas. To comply with this criteria, a minimum of 60%
open space is required, of which 50% must be indigenous preserve. The indigenous
preserve may consist of preserved existing indigenous wetlands and/or uplands and/or
created or restored wetlands, flowways, or Rare and Unique upland habitats.
Management and monitoring of the indigenous preserve must be in compliance with the
indigenous management plan required by the LDC. Monitoring timelines will be extended
as needed to assure success criteria established in the indigenous management plan is
achieved for at least five consecutive years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unigue upland habitats,
as defined, must meet the following:

a. The area of the Rare and Unique upland habitats must comply with the minimum
dimensions required for indigenous open space areas set forth in the LDC.

b. The land where creation and/or restoration of indigenous Rare and Unique upland
habitats will occur must contain the soil(s) needed to support the establishment and
success of the indigenous Rare and Unique upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation may not count
towards the density incentive unless restored to standards established in an
approved site specific ecological restoration plan. The ecological restoration plan
must include, at a minimum, a replanting plan, habitat restoration plan, success
criteria, and long-term monitoring and maintenance criteria.

d. A Conservation Easement, to be dedicated to the appropriate maintenance entity
that provides Lee County or some other public agency, acceptable to Lee County,
with third party enforcement rights must be recorded for areas used towards the
density incentive. All Conservation Easements required as part of the planned
development must be recorded within 5 years from first development order approval.

The concurrent planned development application demonstrates compliance with this criteria.

The request is consistent with Objective 29.8 and the Water Dependent Overlay as the project
proposes a condition with the concurrent planned development requiring a minimum 100-foot
setback from OQwl Creek Boat Works property line to single-family lots within the development.

TRANSPORTATION AND WATERWAYS

A Traffic Impact Statement prepared by TR Transportation Consultants, Inc. is attached to the
request as Exhibit M15 which analyzed a total of 440 dwelling units as an increase of 220
dwelling units which far exceeds the current request for up to 380 dwelling units as an increase
of 157 dwelling units. This analysis demonstrates that the proposed amendment will not impact
the results of the Level of Service analysis as reported in the adopted 2040 travel model.
Therefore, no changes to the adopted long-range transportation plan are required as a result of
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the proposed change. The additional trips caused by the request to the projected 2025 volumes
will not cause any roadway link to fall below the minimum acceptable Level of Service
standards. No modifications will be necessary to the Lee County or FDOT short term capital
improvement programs.

Map 3D-Lee County Walkways & Bikeways shows an on-road bikeway and a multi-use path
along North River Road. The concurrent planned development associated with this application
includes a condition of approval providing an area for a multi-use path along North River Road
as shown on Maps 3D and 22 which will accommodate pedestrian and bicycle usage consistent
with Objective 39.2 and Policy 39.2.3 as well as Objective 39.6 and Policies 39.6.1, 39.6.2 and

39.6.3.

Map 22-Lee County Greenways Master Plan shows a shared use path along North River Road
and Owl Creek and Trout Creek are shown on the Great Calusa Blueway. The Owl Creek
amendment requires the concurrent planned development application which contains conditions
that accommodate an area for the multi-use path and a public canoe/kayak launch area to Trout
Creek which connects to the Caloosahatchee River, furthering Goal 80, Objective 80.1, Policies
80.1.1 and 80.1.2.

SURFACE WATER MANAGEMENT

The Owl Creek project furthers Lee County’s efforts in coordinating land use on a watershed
basis contained in Goal 60, Objective 60.1 and implementing Policies. The proposed clustered
development provides for preservation of natural waterways and associated wetland habitats.
Owl Creek and Trout Creek and their adjacent wetland systems will be maintained as regional
flow-ways and enhanced by exotic removal in furtherance of Policies 60.1.2, 60.1.3 and 60.4.3.
The natural wetlands and the offsite flows are being preserved with only minimal impacts where
unavoidable and restored as regional flow-ways. The requirements contained in the proposed
conditions in the concurrent planned development will protect existing groundwater levels and
improve existing wetland hydroperiods in onsite preserve areas, provide an additional 50%
water quality treatment, water quality monitoring, reduced rate of runoff, remove nutrient
producing grazing lands adjacent to waterways, preserve a minimum of 88% of on-site
wetlands, and replacing the potential 223 private well and septic systems with privately funded
extensions and connection to public water and sewer. Please see submitted Water Resources

Report and Stormwater Planning Report.

GREEN INFRASTRUCTURE

The Lee Plan includes an objective and policies that encourage development to incorporate
green infrastructure in the surface water management systems. The Owl Creek project will
incorporate green infrastructure by utilizing vegetated swales and treatment areas, Florida
Friendly Landscaping with the low irrigation requirements in common areas, retention/detention
lakes, and preserved and enhanced natural waterways and associated wetlands as flow-ways.
The natural wetlands and the offsite flows are being preserved with only minimal impacts where
unavoidable. The wetland preserves will not be part of the controlled surface water
management system. This will allow the offsite flows to pass through the site without being
affected by the project. The storm water management system has been designed to mimic the
natural sheet flow pattern. The discharge from the storm water management system basins
from the developed site will be controlled and will be limited to predevelopment discharge rates
and directed to mimic natural flows. The discharge from the storm water system will help to
hydrate the wetland systems and improve water levels. These wetland systems can provide
additional polishing of runoff prior to entering the natural waterways functioning as a fitter marsh.
The preservation areas will have exotics removed and maintained keeping the flow-ways as
unobstructed as possible. These enhancements will be required as conditions of the concurrent
planned development application. The request is consistent with Objective 60.4, Policies 60.4.1
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and 60.4.2, as well as Palicies 61.3.1, 61.3.3 and 61.3.6. Policy 60.4.5 states, in part, that the
county will assist in the development of incentives for implementation of surface water
management systems that address water quality/environmental enhancement such as those
proposed with the requested text amendment and associated conditions of the concurrent
planned development application.

CONSERVATION AND COASTAL MANAGEMENT ELEMENT

The northern 51+ acres of the Owl Creek property are outside of the Coastal High Hazard Area
and the southern 292+ acres are within. This amendment requires the concurrent planned
development approval which contain stringent development conditions ensuring the adjusted
site design and clustered density development with environmental, historical, water quality and
infrastructure enhancements. The request is consistent with Policy 101.3.2. The proposed
development plan restricts development in the Coastal High Hazard Area to uplands except as
needed for the provision of public facilities such as stormwater management or transportation.
Minor wetland impacts for the provision of these public facilities is limited to a maximum of 12%.

Please refer to attached Hurricane Evacuation Analysis and Marina Emergency Preparedness
Plan for further compliance with the following Goals, Objectives and Policies: Goals 73, 95, 101,
Obijectives 73.1, 101.1 and 101.3 and Policies 5.1.2, 72.2.2, 73.2.2, 101.1.1, 101.3.2, 101.3.4,
101.3.5 and 128.6.6.

RESOURCE PROTECTION, WETLANDS AND WATER QUALITY

The Owl Creek project will further Goal 123, which seeks to manage Lee County's wetland and
upland ecosystems to protect habitats, floral and faunal species, water quality and natural
surface water characteristics. As previously stated, through the proposed stringent conditioning
of the concurrent planned development application, the Owl Creek project will preserve a
minimum of 88% of the onsite wetlands providing protection and enhancements and will result
in the protection and integration of 56.36+ acres of preserved/restored rare and unique upland
habitat, consistent with Policy 123.1.1. A minimum of 54 percent of the property (186.05+
acres) will be placed into a conservation easement including the convergence of two natural
waterways/existing flow-ways on the Great Calusa Blueway (Owl Creek and Trout Creek) where
they connect to the Caloosahatchee River. The request will provide a connection between the
Babcock Ranch Mixed Use Planned Development to the north and the Caloosahatchee River to
the south, consistent with Policies 123.1.5 and 123.1.7. It will also provide a connection from
the adjacent SFWMD owned lands to the east and south as well as the potential Conservation
20/20 lands to the east that contain a portion of Trout Creek which will provide a connection
through the subject property to the Caloosahatchee River,

The Lee Plan also seeks to preserve native plant communities in the County. The request will
be consistent with Lee Plan Objective 123.2 and Policy 123.2.2. The restrictive language
proposed in the conditions in the concurrent planned development application will protect,
enhance and preserve environmentally sensitive lands and plant communities and will result in
a compatible clustered development.

The Owl Creek project will preserve high-quality natural plant communities in the conservation
and open space area outside of the development footprint. Please see attached Environmental
Impact Analysis (Exhibit M12). The project will provide enhancement of natural systems of the
property and a conservation easement will be placed over a minimum of 54% of the property.
The pasture areas and most heavily altered nonnative plant communities are targeted for the
clustered development. Although single-family developments with lots a minimum of 6,500
square feet in size do not normally require open space nor the 50% indigenous open space, the
proposed conservation areas include preserved and restored wetland and rare and unique
upland habitats. The proposed text amendment as amended by staff will require 60% open
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space with 50% indigenous which will need to be demonstrated as part of the planned
development application. The project is consistent with Policies 123.2.4, 123.2.5, 123.2.7 and
123.2.8. Long-term management (e.g., exotic vegetation removal, trash/refuse removal,
signage, etc.) of the preservation areas will be in accordance with Lee County-approved plans
and the conservation easement. Long-term management of the conservation areas will occur in
perpetuity. Invasive exotic plants will be removed from the property, prohibited from being
planted and controlled in perpetuity, consistent with Policies 123.2.9 and 123.2.11. The
proposed text amendment provides incentives for preserving and restoring rare and unigue
upland habitats limiting impacts to the maximum extent possible, consistent with Policies

123.2.15.

The Owl Creek property has the potential to have a vital significance to wildlife, as it is located
at the southern extent of the Owl and Trout Creek Wildlife Corridors. The preservation areas will
become part of a contiguous wetland and upland corridor and flow-way along Trout and Owl
Creeks. The Trout Creek Wildlife Corridor connects the subject parcel to Babcock and Lee
County (Telegraph Creek Preserve) Conservation Lands. Unfortunately, the current land use
practices within the property and exotic vegetation infestation significantly diminish wildlife
utilization. Approval of this request will facilitate preservation and restoration activities
associated with the accompanying planned development application which will provide an
avenue for the enhancement and preservation of this important piece of land. The resultant
development will provide habitat diversity and promote wildlife conservation consistent with
Objective 123.3 and Policy 123.3.1. The resultant development will protect wildlife through the
creation and implementation of a human-wildlife coexistence plan consistent with Policy

123.3.3.

The Owl Creek project will minimize impacts to on-site wetlands by clustering development and
limiting impacts to 12% or less and will protect, enhance and preserve the remaining 88% by
exotic vegetation removal and placement within a conservation easement. The project will be
permitted though the South Florida Water Management District and will be consistent with Goal
124, Objective 124.1 and Policies 124.1.1 and 124.1.2.

The proposed project will be consistent with Goal 125, Objective 125.1, and Policies 125.1.1
and 125.1.2. The stringent requirements associated with the proposed conditions contained in
the concurrent planned development application will provide an additional 50% water quality
treatment, water quality monitoring, reduced rate of runoff, remove nutrient producing grazing
lands adjacent to waterways, preserve a minimum of 88% of on-site wetlands, and replacing the
potential 223 private well and septic systems with privately funded extensions and connection to
public water and sewer. A Surface Water and Groundwater Monitoring Plan will be initiated
consistent with Lee Plan Policy 125.1.4 to establish baseline conditions for the site and to
guantify any potential adverse impacts of the proposed residential development. Please see
attached Water Resources Report.

MARINE FACILITIES SITING CRITERA

In accordance with the Marine Facilities Sighting Requirements contained in Lee Plan Objective
128.4, HWA is applying for all permits in relation to Federal, State, and Local regulations. The
site is less than 3 miles away from the Florida Power and Light powerplant. The warm water
discharge is located along the Orange River, nearly 6 miles away. In the area of the subject site
abundance and mortality of manatees are low, and would not be of concern. There is no
seagrass or submerged aquatic vegetation near or around the subject site and should not be
considered a limiting aspect of the project. A bathymetric survey has been submitted and
dredging is proposed to -5 MLW once the necessary permits are approved. Going through the
Marina Facilities Sighting Criteria, it is anticipated that the subject area will fall into the
Conditional category. The subject property is located east of State Road 31 Bridge and not
located within the Caloosahatchee River Area of Special Concern.
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Consistent with Policy 128.4.7, the proposed flushing cut, approximately 110" wide, extends
through a shoreline that is classified at Brazilian Pepper - Hydric. There are no impacts to
seagrasses. There are no seagrass beds within the proposed marina basin, the dredging
footprint, or associated with either flushing cuts. The interior tidal lagoon/surface water
restoration impacts 7.39+ acres of uplands, and 6.69+ acres of wetlands. The wetlands that are
proposed to be impacted are less than ideal. They are inundated improved pastures, a man-
made ditch, and primarily hydric Brazilian pepper. The creation of the flushing channels, almost
12+ acres of tidal lagoons, and almost 3 acres of quality tidal wetlands/litteral shelf will improve
the wetland functions and the ecosystem. It will create habitat for wading birds and a breeding
ground for fisheries. There will be minor wetland impacts needed to create a major wetland
habitat and tidal lagoon area, which is clearly in the public interest and addresses a pressing
need to create more wetlands.

According to the Lee Plan policy 128.4.8 “Boat access facilities should be located in areas of
maximum physical advantage. Adequate existing water depths between the proposed facility
and any navigational channel, inlet, or deep water, are preferred, as new dredging is
discouraged.” The existing channel on the west side of the subject property, that runs north and
south from the Caloosahatchee, towards Trout Creek, does have enough adequate water depth
that can support the boats that are present on the Caloosahatchee. Once leaving the
navigational channel, the water depths are no longer adequate in the proposed work area.
Dredging is proposed to avoid unnecessary and harmful prop dredging and bottom scaring.
Dredging needs to be completed to support the proposed docks and vessels, and to meet the
minimum requirements of -4 MLW according to the Manatee Protection Plan of Lee County. The
proposed work area is in a location of maximum advantage area due to the fact there is no
presence of seagrass. Due to the low light penetration (<1-2 ft), and the mucky/silty bottom
soils, seagrass growth in this area would lean towards unlikely. The soils are too soft to be able
to support seagrass roots, and the tannic colored water does not allow light penetration to allow
seagrasses to photosynthesis.

With all considered the proposed boat facility is located in an area of maximum advantage. It's
location along the Caloosahatchee will be of public interest, and not effect any navigational
channels, nor will it impact or effect any natural resources.

Consistent with Policy 124.4.11, there are 212.24+ acres of uplands within the site. No rare
and unique upland systems are proposed to be impacted. The wetlands that are proposed to be
impacted are less than ideal. They are inundated improved pastures, a man-made ditch, and
primarily hydric Brazilian pepper. The creation of the flushing channels, almost 12 acres of tidal
lagoons/surface water restoration, and almost 3 acres of quality tidal wetlands/littoral shelf will
improve the wetland functions and the ecosystem. It will create habitat for wading birds and a
breeding ground for fisheries. There will be minor wetland impacts needed to create a major
wetland habitat and tidal lagoon area, which is clearly in the public interest and addresses a
pressing need to create more wetlands., The request will result in the restoration of 41.2 +acres
of rare and unique upland habitat and 82.72+ acres of wetland restoration in addition to the
littoral shelf.

HOUSING

Goal 135 addresses meeting housing needs of the present and future residents of the county.
Objective 135.1 provides that Lee County will work with private and public housing providers to
ensure that there is an adequate supply of housing in the future in a variety of types, costs, and
locations to meet the needs of the Lee County population. The Objective provides that Lee
County will need 114,927 additional dwelling units, 39,637 of these units will be needed in
unincorporated Lee County. The proposed amendment helps, in part, to fulfill this identified
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housing need. The proposed clustered development will utilize the planned development
process. The proposed plan amendment for Owl Creek is consistent and furthers Goal 135,
Objective 135.1 and Policy 135.1.9.

CONCLUSIONS
The plan amendment is consistent with and in furtherance of the intent of the Lee Plan as

discussed in this analysis. The plan amendment for Owl Creek Reserve represents an
opportunity to incentivize the preservation of significant on-site natural resources such as
natural waterways and adjacent wetlands, flow-ways, rare and unique upland habitat and
historical resources on the property by facilitating a clustered planned development that
incorporates public access to the Caloosahatchee River via access to Trout Creek.

ADJACENT LOCAL GOVERNMENTS & THEIR COMPREHENSIVE PLANS

The plan amendment for Owl Creek will have no affect on existing adjacent local governments
and their comprehensive plans. The closest adjacent local government to the subject property is
Charlotte County.

REQUESTS MOVING LANDS FROM A NON-URBAN AREA TO A SUBURBAN AREA
URBAN SPRAWL

In accordance with 163.3177(6)(a)9.b, Florida Statutes, the proposed Owl Creek plan
discourages the proliferation of urban sprawl by achieving the following criteria:

() Directs or locates economic growth and associated land development to geographic
areas of the community in a manner that does not have an adverse impact on and
protects natural resources and ecosystems.

(I Promotes the efficient and cost-effective provision or extension of public
infrastructure and services.

(llly Promotes walkable and connected communities and provides for compact
development and a mix of uses at densities and intensities that will support a range
of housing choices and a multimodal transportation system, including pedestrian,
bicycle, and transit, if available.

(IV) Promotes conservation of water and energy.

(VI) Preserves open space and natural lands and provides for public open space and
recreation needs.

(VIl) Creates a balance of land uses based upon demands of residential population for

the nonresidential needs of an area.

The proposed Owl Creek clustered development will not have an adverse impact on and
protects natural resources and ecosystems and preserves open space and natural lands and
provides for public open space and recreation needs. The project will remove nutrient producing
cattle grazing and the potential for 223 private septic systems while preserving and enhancing
the majority of the onsite wetlands, placing a minimum of 54% of the property into a
conservation easement including the convergence of two natural waterways/flow-ways on the
Great Calusa Blueway (Owl Creek and Trout Creek) where they connect to the Caloosahatchee
River. The request will also provide a connection from the adjacent SFWMD owned lands to the
east and south as well as the potential Conservation 20/20 lands to the east that contain a
portion of Trout Creek which will provide a connection through the subject property to the
Caloosahatchee River. The project will provide an area for the multi-use path along North River
Road as well as a public canoe/kayak launch area to Trout Creek, providing public open space
and recreation needs. The area provided for the multi-use path along North River Road
promotes walkable and connected communities and promotes multimodal transportation
including pedestrian and bicycle opportunities since transit is not available in this location. The
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proposal provides compact development providing alternate single-family and two-family
attached housing choices other than the existing large lots in the area. The development will
promote conservation of water and energy by incorporating energy efficiency or other low
impact development (LID) performance standards within the development. The amendment
promotes efficient and cost-effective provision for public infrastructure by proposed privately
funded expansion of water and sewer to the area which is already encouraged and anticipated
by existing Lee Plan policies, The project is located in an area that provides for a balance of
residential, industrial marine and commercial land uses to the west along S.R, 31 and planned
to the north within the Babcock MPD, continuing to prevent urban sprawl.

STATE POLICY PLAN AND REGIONAL POLICY PLAN

State Comprehensive Plan

Although the Community Planning Act of 2011 eliminated the requirement for consistency of the
local comprehensive plan with the state comprehensive plan, the following analysis is included
for further justification of the request. The plan amendment for Owl Creek is consistent and
furthers the adopted State Comprehensive Plan. Relevant portions are discussed below.

187.201(4) Housing
(a) Goal — The public and private sectors shall increase the affordability and availability
of housing for low-income and moderate-income persons, including citizens in rural
areas, while at the same time encouraging self-sufficiency of the individual and assuring
environmental and structural quality and cost-effective operations.

(b) Policies — 3. Increase the supply of safe, affordable, and sanitary housing for low-
income and moderate-income persons and elderly persons by alleviating housing
shortages, recycling older houses and redeveloping residential neighborhoods,
identifving housing needs, providing incentives to the private sector to build
affordable housing, encouraging public-private partnerships to maximize the creation of
affordable housing, and encouraging research into low-cost housing construction
techniques, considering life-cycle operating costs.

The Owl Creek project will increase the availability of moderate-income single-family and two-
family attached housing in this area of Lee County. The associated planned development
includes stringent development conditions assuring environmental quality through significant
onsite preservation of land including wetlands, rare and unigue uplands and historical sites. The
plan amendment seeks to incentivize these preservation activities to allow the appropriately
clustered residential development to offset the cost of preservation of the property.

187.201(6) Public Safety
(a) Goal — Florida shall protect the public by preventing, discouraging, and punishing
criminal behavior, lowering the highway death rale, and protecting lives and property
from natural and manmade disasters.

(b) Policies —
9. Increase crime prevention efforts to enhance the protection of individual personal
safely and property.

The Lee County Sheriff's Office, Bayshore Fire Rescue and Lee County Emergency Medical
Services have reviewed the request and provided letters which are included in attached Exhibit
M17. These exhibits demonstrate that there is adequate capacity to accommodate an additional
219 dwelling units, exceeding the additional 157 dwelling units associated with this request.
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187.201(9) Natural Systems and Recreational Lands
(a) Goal - Florida shall protect and acquire unique natural habitats and ecological
systems, such as wetlands, fropical hardwood hammocks, palm hammocks, and virgin
longleaf pine forests, and restore degraded natural systems to a functional condition.

(b) Policies -

1. Conserve forests, wetlands, fish, marine life, and wildlife to maintain their
environmental, economic, aesthetic, and recreational values.

3 Prohibit the destruction of endangered species and protect their habitats.

4 Establish an integrated requlatory program to assure the survival of endangered
and threatened species within the state.

6 Encourage multiple use of forest resources, where appropriate, to provide for timber
production, recreation, wildlife habitat, watershed protection, erosion control, and
maintenance of water quality.

7. Protect and restore the ecological functions of wetlands systems to ensure their
long- term environmental, economic, and recreational value.

8 Promote restoration of the Everglades system and of the hydrological and
ecological functions of degraded or substantially disrupted surface waters.

10 Emphasize the acquisition and maintenance of ecologically intact systems in all
land and water planning, management, and regulation.

Through the stringent requirements associated with the conditioning of the concurrent planned
development, the Owl Creek project will preserve a minimum of 88% of the onsite wetlands
providing protection and enhancements by exotic removal and restoration areas. A minimum of
54 percent of the property (186.05+ acres) will be placed into a conservation easement
including the convergence of two natural waterways/flow-ways on the Great Calusa Blueway
(Owl Creek and Trout Creek) where they connect to the Caloosahatchee River. 56.36% acres of
rare and unique upland habitat will be preserved/restored. The Owl Creek property has the
potential to have a vital significance to wildlife, as it is located at the southern extent of the Owl
and Trout Creek Wildlife Corridors. The conservation area will include preservation of 3
recommended historical sites and the project will provide a public canoe/kayak launch area to
Trout Creek. The Owl Creek project furthers these provisions of the State Comprehensive Plan.

187.201(12) Hazardous and Nonhazardous Materials and Waste
(a) Goal. - All solid waste, including hazardous waste, wastewater, and all hazardous
materials, shall be properly managed, and the use of landfills shall be eventually

eliminated.

(b) Policies. -
2. By 1994, provide in all counties a countywide solid waste collection system to
discourage littering and the illegal dumping of solid waste.

The Owl Creek project has been reviewed by the Lee County Solid Waste Division and they
have provided a review letter dated August 10, 2020. This letter provides that Lee County Solid
Waste Division is capable of providing solid waste collection service for the Owl Creek project.

187.201(14) Property Rights
Goal. - Florida shall protect private property rights and recognize the existence of
legitimate and often competing public and private interests in land use regulations and

other government action.

Policies. -
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1. Provide compensation, or other appropriate relief as provided by law, to a
landowner for any govermmental action that is determined to be an unreasonable
exercise of the state’s police power so as to conslitute a taking.

2 Determine compensation or other relief by judicial proceeding rather than by
administrative proceeding.

3 Encourage acquisition of lands by state or local government in cases where
regulation will severely limit practical use of real property.

The proposed preservation and conservation areas and associated comprehensive plan
amendment and concurrent planned development application represents a balancing of public
and private interests concerning the use of the Owl Creek property. Approval of the amendment
will result in significant preservation of the Owl Creek property at no cost to the public.

187.201(15) Land Use
Goal. - In recognition of the importance of preserving the natural resources and
enhancing the quality of life of the state, development shall be directed to those areas
which have in place, or have agreements to provide, the land and water resources, fiscal
abilities, and service capacity to accommodate growth in an environmentally acceptable
manner.

Palicies, -

1. Promote state programs, investments, and development and redevelopment
activities which encourage efficient development and occur in areas which will have
the capacity to service new population and commerce.

2. Develop a system of incentives and disincentives which encourages a separation of
urban and rural land uses while protecting water supplies, resource development,
and fish and wildlife habitats.

There are, or will be by privately funded extensions, adequate services available to the Owl
Creek property to accommodate the proposed clustered development in an environmentally
acceptable manner, preserving natural resources such as wetlands, natural waterways/flow-
ways, rare and unique uplands, and 3 historical sites in conservation easements. The clustered
development will provide for preservation, enhancement and conservation of fish and wildlife
habitats while providing perimeter separation to adjacent rural land uses.

187.201(17) Public Facilities
Goal. - Florida shall protect the substantial investments in public facilities that already
exist and shall plan for and finance new facilities to serve residents in a timely, orderly,
and efficient manner.

Policies. -
1 Provide incentives for developing land in a way that maximizes the uses of existing
public facilities.
2 Promote rehabilitation and reuse of existing facilities, structures, and buildings as
an alternative to new construction.
3 Allocale the costs of new public facilities on the basis of the benefits received by
existing and future residents.

There are or will be adequate public facilities to provide service to the Owl Creek project. The
Owl Creek project will pay all required permit and impact fees, as well as all utility connection
fees. Privately funded water and sewer extensions are proposed to the property which will
provide fire protection to the existing and future residents and properties, including the Owl
Creek project. The plan amendment for Owl Creek is consistent with these provisions of the
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State Comprehensive Pian.

Conclusion
The proposed plan amendment for Owl Creek is consistent with and generally furthers the State

Comprehensive Plan.

Strategic Regional Policy Plan (SRPP)

The following Strategic Regional Policy Plan goals, strategies and actions are relevant to this
plan amendment.

Affordable Housing Element
Goal 1: Supply a variety of housing types in various price ranges to ensure that all

residents have access fo decent and affordable housing.

The proposed development will increase the supply of housing and provide additional housing
type options to the area, furthering this goal.

Economic Development
Goal 2: A well-educated, well-trained work force.

Strategy: Ensure a wide range of employment for all Southwest Floridians.

Actions:
1. Identify employment sectors that create jobs appropriate fo this Region.

Approval of the plan amendment and concurrent planned development for the clustered
development for Owl Creek will increase employment opportunities in the housing construction
industry which is an important component of the local employment sector. The plan amendment
will also result in significant environmental enhancement of the property and privately funded
extension of utilities which will result in additional employment opportunities during the

construction of the project.

Strategy: To identify and include within a land conservation or acquisition program, those
lands identified as being necessary for the sustainability of Southwest Florida, utilizing all
land preservation tools available.

Strategy: Maintain and improve the natural, historic, cultural and tourist-related
resources as primary regional economic assets.

Strategy: Ensure sustainable volumes of natural resources for economic productivity.

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

Strateqy: Promote through the Council’s review roles community design and
development principles that protect the Region’s natural resources and provide for an

improved quality of life.

Actions:
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9. Insure that opportunities for governmental partnerships and public/private
partnerships in preserving wildlife habitats are maximized.

Through the stringent requirements associated with the conditioning of the concurrent planned
development, the Owl Creek project will preserve a minimum of 88% of the onsite wetlands
providing protection and enhancements. A minimum of 54 percent of the property (186.05+
acres) will be placed into a conservation easement including the convergence of two natural
waterways/flow-ways on the Great Calusa Blueway (Owl Creek and Trout Creek) where they
connect to the Caloosahatchee River. The conservation area will include preservation of 3
recommended historical sites and the project will provide a public canoe/kayak launch area to
Trout Creek. The proposed preservation and conservation areas and associated comprehensive
plan amendment and concurrent planned development application represents a balancing of
public and private interests concerning the use of the Owl Creek property. Approval of the
amendment will result in significant preservation of the Owl Creek property at no cost to the
public.

Conclusion
The plan amendment for Owl Creek is consistent with and generally furthers the Strategic
Regional Policy Plan.
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Soils

6. Hallandale Fine Sand - This is a nearly level, poorly drained soil on low, broad
flatwoods areas. Slopes are smooth and range from 0 to 2 percent. Typically, the surface
layer is gray fine sand about 2 inches thick. The subsurface layer is light gray fine sand
about 5 inches thick. The substratum is very pale brown fine sand about 5 inches thick.
At a depth of 12 inches is fractured limestone bedrock that has solution holes extending
to a depth of 25 inches. These solution holes contain mildly alkaline, loamy material.
Included with this soil in mapping are small areas of Boca soils and soils that have
yellowish horizons or a brownish stain between the subsurface layer and limestone. Also
included are scattered areas of rock outcrop, which are less than 1 acre, and soils that
have hard calcareous material at a depth of less than 20 inches. Included soils generally
make up about 5 to 10 percent of any mapped area. In most years, under natural
conditions, the water table is less than 10 inches below the surface for 1 to 3 months. It
recedes below the limestone for about 7 months. The available water capacity is low.
Natural fertility is low. Permeability is moderate or moderately rapid. Natural vegetation
consists of saw palmetto, pineland threeawn, bluestem, panicums, and South Florida
slash pine. This soil is poorly suited to cultivated crops because of wetness, shallow

depth, and sandy texture.

12. Felda Fine Sand - This is a nearly level, poorly drained soil on broad, nearly level
sloughs. Slopes are smooth to concave and range from O to 2 percent. Typically, the
surface layer is dark gray fine sand about 8 inches thick. The subsurface layer is light
gray and light brownish gray fine sand about 14 inches thick. The subsoil is light gray
loamy fine sand about 16 inches thick and is underlain by gray and light gray fine sand
that extends to a depth of 80 inches or more. Included with this soil in mapping are small
areas of Boca, Malabar, Oldsmar, Pineda, and Wabasso soils. These inclusions rarely
exceed 15 percent of any mapped area. In most years, under natural conditions, this soil
has a water table within 10 inches of the surface for 2 to 4 months. The water table is 10
to 40 inches below the surface for about 6 months. It is more than 40 inches below the
surface for about 2 months. During periods of high rainfall, the soil is covered by a shallow
layer of slowly moving water for periods of about 7 to 30 days or more. The available
water capacity is low in the surface and subsurface layers and medium in the subsoil.
Natural fertility is low. Permeability is rapid in the surface and subsurface layers, moderate
or moderately rapid in the subsoil, and rapid in the substratum. Natural vegetation
consists of cabbage palm, pineland threeawn, South Florida slash pine, wax myrtle, and
maidencane. This soil is poorly suited to cultivated crops because of wetness.

13. Boca Fine Sand - This is a nearly level, poorly drained soil on flatwoods. Slopes are
smooth and range from O to 2 percent. Typically, the surface layer is gray fine sand about
3 inches thick. The subsurface layer is fine sand about 22 inches thick. The upper 11
inches is light gray and the lower 11 inches is very pale brown. The subsoil, about 5
inches thick, is gray fine sandy loam with brownish yellow mottles and calcareous
nodules. At a depth of 30 inches is a layer of fractured limestone. Included with this soil
in mapping are small areas of Hallandale, Wabasso, and Felda soils that have a yellowish
horizon between the subsurface layer and subsoil. Also included are soils with limestone




at a depth of 40 to 72 inches and small areas where the soil is better drained than is
typical. Included soils make up about 15 percent of any mapped area. In most years,
under natural conditions, the water table is within 10 inches of the surface for 2 to 4
months. It recedes below the limestone for about 6 months. The available water capacity
is low in the surface and subsurface layers and medium in the subsoil. Natural fertility is
low. Permeability is rapid in the surface and subsurface layers and moderate in the
subsoil. Natural vegetation consists of saw palmetto, pineland threeawn, South Florida
slash pine, and wax myrtle. This soil is poorly suited to cultivated crops because of
wetness.

33. Oldsmar Sand - This is a nearly level, poorly drained soil on low, broad flatwoods
areas. Slopes are smooth to slightly convex and range from 0 to 2 percent. Typically, the
surface layer is black sand about 3 inches thick. The subsurface layer is gray and light
gray sand about 39 inches thick. The upper part of the subsoil is very dark gray sand
about 5 inches thick. The lower part of the subsoil is yellowish brown and mixed light
brownish gray and brown fine sandy loam about 11 inches thick. Pale brown sand extends
to a depth of 80 inches or more. Included with this soil in mapping are small areas of
Wabasso, Immokalee, and EauGallie soils. Some areas also have limestone at a depth
of 70 to 80 inches below the surface. Included soils make up about 10 to 15 percent of
any mapped area. In most years, under natural conditions, the water table is at a depth
of less than 10 inches for 1 to 3 months. It is at a depth of 10 to 40 inches for more than
6 months, and it recedes to a depth of more than 40 inches during extended dry periods.
The available water capacity is low in the surface layer and medium in the subsoil. Natural
fertility is low. Permeability is rapid in the surface and subsurface layers, moderate in the
upper part of the subsoil, and slow or very slow in the lower part of the subsoil. Natural
vegetation consists of saw palmetto, South Florida slash pine, pineland threeawn, and
meadow beauty. This soil is poorly suited to cultivated crops primarily because of
wetness.

35. Wabasso Sand - This is a nearly level, poorly drained soil on flatwoods. Slopes are
smooth to slightly convex and range from 0 to 2 percent. Typically, the surface layer is
dark gray sand about 6 inches thick. The subsurface layer is sand to a depth of 24 inches.
The upper 11 inches is light brownish gray with dark grayish brown stains along root
channels, and the lower 7 inches is light gray with dark grayish brown stains. The subsoil
is about 38 inches thick. The upper 4 inches is dark brown sand with few iron concretions.
The next 8 inches is brownish yellow sandy clay loam with light brownish gray, light gray,
and reddish-brown mottles. The lower 26 inches is light gray sandy clay loam with pale
olive and olive mottles and stains along root channels. Below is light gray fine sandy loam
with olive mottles extending to a depth of 80 inches or more. Included with this soil in
mapping are small areas of Boca, EauGallie, Hallandale, Felda, Myakka, and Oldsmar
soils. Also included are soils, similar to this Wabasso soil, with a surface layer that is more
than 8 inches thick. Included soils make up about 10 to 15 percent of any mapped area.
In most years, under natural conditions, the water table is less than 10 inches below the
surface for 2 to 4 months. Itis 10 to 40 inches below the surface for more than 6 months.
It recedes to a depth of more than 40 inches during extended dry periods. The available
water capacity is low in the surface and subsurface layers and medium in the subsoil.



Natural fertility is low. Permeability is rapid in the surface and subsurface layers, moderate
in the upper part of the subsoil, and slow or very slow in the lower part of the subsoil.
Natural vegetation consists of saw palmetto, South Florida slash pine, pineland threeawn,
cabbage palm, and bluestem. This soil is poorly suited to cultivated crops because of

wetness.

40. Anclote Sand, Depressional - This is a nearly level, very poorly drained soil in
isolated depressions. Slopes are smooth to concave and less than 1 percent. Typically,
the surface layer is about 22 inches thick. The upper 8 inches is black sand, and the
lower 14 inches is black sand with common light gray pockets and streaks throughout.
The substratum is sand to a depth of 80 inches or more. The upper 18 inches is light
brownish gray, and the lower 40 inches is light gray. Included with this soil in mapping are
small areas of Pompano and Floridiana soils. Included soils make up about 10 to 15
percent of any mapped area. In most years, under natural conditions, the soil is ponded
for more than 6 months. The available water capacity is medium in the surface layer and
low in the substratum. Natural fertility is medium. Permeability is rapid. A large part of the
acreage is in natural vegetation consisting of cypress, leatherleaf fern, wax myrtle,

pickerelweed, and greenbrier.

45. Copeland Sandy Loam, Depressional - This is a low, nearly level, very poorly
drained soil in depressions. Slopes are concave and less than 1 percent. Typically, the
surface layer is about 8 inches of very dark gray sandy loam. The subsoil is very dark
gray sandy loam about 12 inches thick. It is underlain by 8 inches of light brownish gray
sandy clay loam with soft calcium carbonate throughout. Fractured limestone bedrock is
at a depth of 28 inches. Included with this soil in mapping are small areas of Chobee,
Anclote, Boca, Felda, Floridana, and Pompano soils. In addition, soils similar to Copeland
soils but with a mixture of fine sand and shell fragments to a depth of 60 inches or more
are included. Areas with limestone at a depth of more than 40 inches are also included.
Included soils generally make up less than 15 percent of any mapped area. Under natural
conditions, the water table is above the surface for 3 to 6 months. It is 10 to 40 inches
below the surface for about 3 to 6 months. The available water capacity is medium.
Natural fertility is medium. Permeability is rapid in the surface layer and moderate in the
subsoil. Natural vegetation is cypress, wax myrtle, cabbage palm, fern, redroot, and other
water-tolerant plants. This soil has moderate potential for desirable range plant
production. The dominant forage is maidencane and cutgrass. The depth to the water

table fluctuates throughout the year.

49. Felda Fine Sand, Depressional - This is a nearly level, poorly drained soil in
depressions. Slopes are concave and less than 1 percent. Typically, the surface layer is
gray fine sand about 4 inches thick. The subsurface layers extend to a depth of 35 inches.
The upper 13 inches is grayish brown fine sand and the lower 18 inches is light gray fine
sand with yellowish brown mottles. The subsoil is about 17 inches thick. The upper 6
inches is gray sandy loam and the lower 11 inches is sandy clay loam with many yellowish
brown and strong brown mottles. Below this is light gray fine sand to a depth of 80 inches
or more. Included with this soil in mapping are small areas of Anclote, Boca, Malabar,
Pineda, Pompano, Winder, and Floridiana soils. Included soils make up about 10 to 15




percent of any mapped area. In most years, under natural conditions, the soil is ponded
for about 3 to 6 months or more. The water table is within a depth of 10 to 40 inches for
4 to 6 months. The available water capacity is low in the surface and subsurface layers
and medium in the subsoil. Natural fertility is low. Permeability is rapid in the surface and
subsurface layers and moderate or moderately rapid in the subsoil. Natural vegetation
consists of bald cypress, wax myrtle, and water-tolerant grasses and weeds.

51. Floridiana Sand, Depressional - This is a nearly level, very poorly drained soil in
depressions. Slopes are concave and less than 1 percent. Typically, the surface layer is
black sand about 22 inches thick. The subsurface layer is light brownish gray sand about
17 inches thick. The subsoil is olive gray fine sandy loam to a depth of 54 inches. Below
the subsoil there is light brownish gray sand with pockets of olive gray loamy sand.
Included with this soil in mapping are small areas of Anclote, Felda, and Winder soils.
Also included are soils similar to the Floridiana soil but with a black surface layer thicker
than 24 inches or with the upper boundary of the subsoil below a depth of 40 inches.
Included soils make up about 10 to 15 percent of any mapped area. In most years, under
natural conditions, the water table is above the surface for 3 to 6 months. It is 10 to 40
inches below the surface during extended dry periods. The available capacity is medium
in the surface layer and subsoil and low in the subsurface layer. Natural fertility is medium.
Permeability is rapid in the surface and subsurface layers and slow or very slow in the
subsoil. Natural vegetation is St.-Johns wort, pickerelweed, cypress, sedges, weeds, and
other water tolerant plants.

144. Caloosa Fine Sand - This is a nearly level, somewhat poorly drained soil formed by
dredging and filling and by earthmoving operations. Slopes are smooth to slightly convex
and range from 0 to 2 percent. Typically, the surface layer is about 10 inches of light
brownish gray, mixed mineral material of fine sand and lenses of silt loam with about 10
percent shell fragments. The next 17 inches is pale brown and gray, mixed mineral
material of fine sand and lenses of silty clay loam. The next 11 inches is light gray silty
clay with brownish yellow mottles. Below this to a depth of 80 inches or more is gray silty
clay with dark gray streaks and brownish yellow mottles. Included with this soil in mapping
are areas of Matlacha and St. Augustine soils and soils that are similar to Caloosa soils
but that contain 10 to 35 percent limestone and shell fragments less than 3 inches in
diameter or 10 percent limestone and shell fragments larger than 3 inches. In addition,
there are scattered areas of soils that are sandy to a depth of 80 inches or more. Also
included are areas of fill that is less than 20 inches thick over undisturbed soils. Included
soils make up about 10 to 20 percent of any mapped area. The depth to the water table
varies with the amount of fill material and the extent of artificial drainage within any
mapped area. However, in most years, the water table is 30 to 42 inches below the
surface of the fill material for 2 to 4 months. The available water capacity is variable, but
it is estimated to be low to medium in the upper part of the fill material and medium to
high in the lower part. Permeability is variable within short distances, but it is estimated
to range from rapid to very slow depending on the soil material.

Please see Exhibit D for the Soils Map.
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**618DE1 | Willow, Disturbed, Invaded by Exotics (10-25%) 1.29
**618DE2 | Willow, Disturbed, Invaded by Exotics (26-50%) 0.29
***618DE3 | Willow, Disturbed, Invaded by Exotics (51-75%) 0.11
***618DE4 | Willow, Disturbed, Invaded by Exotics (76-90%) 8.70
***619BP | Hydric Brazilian Pepper 30.94
" Wetland Forested Mixed, Disturbed, Invaded by Exotics
630DE2 (26-50%) 2.30
ok Wetland Forested Mixed, Disturbed, Invaded by Exotics
630DE3 (51-75%) 19.83
e Wetland Forested Mixed, Disturbed, Invaded by Exotics
630DE4 (76-90%) 43.30
**641DE4 ggf/s?water Marsh, Disturbed, Invaded by Exotics (76- 383
(3]
740 | Disturbed Land+ 6.21
743 | Spoil Area 0.82
814 | Roads and Highways 1.13
Upland Subtotal 212.24
Wetland Subtotal 120.31
Surface Waters 5.74
Other Surface Waters Subtotal 4.39
Total 342.68

FLUCCS Code 211, Improved Pastures

These upland areas are currently being utilized for cattle grazing. Based on a review of
historical aerial photography, it appears that the majority of these areas were once used
for row crop farming. Areas mapped as this FLUCCS Code contain a greater
percentage of upland species as compared to areas mapped as FLUCCS Code 211H
described below. Vegetation present in this association includes bahia grass (Paspalum
notatum), broomsedge (Andropogon spp.), smutgrass (Sporobolus indicus), false
buttonweed (Spermacoce verticillata), and scattered wiregrass (Aristida sp.).

FLUCCS Code 211H, Improved Pastures — hydric

Areas mapped as this association contain greater coverage of wetland species and
more significant signs of hydrology as compared to areas mapped as FLUCCS Code
211 described above. Beakrush (Rhynchospora sp.), lovegrass (Eragrostis sp.), red
ludwigia (Ludwigia repens), frog-fruit (Phyla sp.), coinwort (Centella asiatica), scattered
torpedo grass (Panicum repens), fringe-rush (Fimbristylis sp.), water hyssop (Bacopa
sp.), scattered slash pine (Pinus elliottii), false buttonweed, bahia grass, Brazilian
pepper (Schinus terebinthifolius), wax myrtle (Myrica cerifera), and cabbage palm
(Sabal palmetto) are present.

FLUCCS Code 422, Brazilian Pepper
This upland is dominated by the exotic, Brazilian pepper and contains scattered

cabbage palm and wax myrtle.

FLUCCS Code 427D, Live Oak, Disturbed

The canopy of this upland area contains live oak (Quercus virginiana), laurel oak

(Quercus laurifolia), pop ash (Fraxinus caroliniana), and cabbage palm. The shrub and

ground cover strata consist of wax myrtle, saw palmetto (Serenoa repens), beauty berry
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(Callicarpa americana), myrsine (Rapanea punctata), Spanish stopper (Eugenia
foetida), Boston fern (Nephrolepis sp.), carpet grass (Axonopus sp.), wild coffee
(Psychotria nervosa), swamp bay (Persea palustris), grape vine (Vitis sp.), green briar
(Smilax sp.), pepper-vine (Ampelopsis arborea), poison ivy (Toxicodendron radicans),
Brazilian pepper, bahia grass and caesar weed (Urena lobata).

FLUCCS Code 428D, Cabbage Palm

These mesic wetlands are dominated by cabbage palm, with scattered live oak, saw
palmetto, beggar tick (Bidens sp.), wax myrtle, wild coffee, dog fennel (Eupatorium
capillifolium), guineagrass (Panicum maximum), foxtail grass (Setaria sp.), broomsedge,
and swamp fern (Blechnum serrulatum) and Brazilian pepper.

FLUCCS Code 429, Wax Myrtle

This shrub community is dominated by wax myrtle. Scatiered cabbage palm,
melaleuca, saltbush (Baccharis halimifolia), willow (Salix caroliniana), and Brazilian
pepper are also present. The ground cover consists of swamp fern, marsh pennywort
(Hydrocotyle umbellata), coinwort, and water hyssop.

FLUCCS Code 434D, Hardwood — Coniferous Mixed, Disturbed

The canopy of this upland consists of live oak, slash pine, and cabbage palm. The
shrub stratum includes saw palmetto, wax myrtle, Brazilian pepper, saltbush, beauty
berry, and cabbage palm. Ground cover includes bahia grass, broomsedge, smutgrass,
marsh pennywort, caesar weed, green briar, and dayflower (Commelina diffusa).

FLUCCS Code 510, Streams and Waterways
Owl and Trout Creeks are located along the southern portion of the site.

FLUCCS Code 510D, Ditches

Several ditches are present on the site. These ditches contained standing water
approximately three feet below grade at the time of our site inspection. Scattered
clumps of red mangrove (Rhizophora mangle) are located along the banks of the
ditches.

FLUCCS Code 524, Lakes less than 10 acres which are dominant features
This open water area is located on the east side of Owl Creek Drive, north of Trout
Creek. The banks are lined with willow and Brazilian pepper.

FLUCCS Code 618D, Willow, Disturbed

Willow is the predominant species in these wetlands with cabbage palm, Brazilian
pepper, and wax myrtle in the canopy and sub-canopy. Ground cover includes
smartweed (Polygonum sp.), cattail (Typha spp.), dayflower, primrose willow (Ludwigia
peruviana), and white-top sedge (Rhynchospora colorata).

FLUCCS Code 619BP, Hydric Brazilian Pepper

This area is dominated by Brazilian pepper. Cordgrass (Spartina bakeri), cabbage palm,
pond apple (Annona glabra), melaleuca, marsh pennywort, leather fern (Acrostichum
sp), climbing hemp weed (Mikania scandens), elephant ears (Colocasia esculenta), and
wax myrtle are also present. There are a few small clumps of red mangroves along the
shoreline. There are a few individual trees in these clumps. The clumps are one tree




wide at approximately 10-20’ in width and almost all of each clump is in state sovereign
lands which is not applicant owned.

FLUCCS Code 630D, Wetland Forested Mixed, Disturbed

Live oak, laurel oak, pop ash, cabbage palm, slash pine, willow, and swamp bay are
found within the canopy of these areas. The sub-canopy includes Brazilian pepper,
myrsine, saltbush, cabbage palm, wild coffee, primrose willow, swamp dogwood,
swamp bay, and buckthorn (Sideroxylon sp.). The ground cover consists of beauty
berry, swamp fern, royal fern (Osmunda regalis), shield fern (Thelypteris sp.),
arrowhead (Sagittaria sp.), water hyssop, smartweed, caesar weed, torpedo grass,
pepper-vine, grape vine, poison ivy, green briar, and cattail.

FLUCCS Code 641D, Freshwater Marsh, Disturbed

This wetland includes cattail, primrose willow, leather fern, wax myrtle, marsh
pennywort, Brazilian pepper, saw-grass (Cladium jamaicense), and saltbush in the sub-
canopy and herbaceous strata.

FLUCCS Code 740, Disturbed Land
These disturbed uplands include Brazilian pepper with scattered pop ash, live oak,

buckthorn, swamp fern, grape vine, and green briar.

FLUCCS Code 743, Spoil Area
These upland areas consist of spoil material that was displaced during the creation of

the adjacent ditches.

FLUCCS Code 814, Roads and Highways
Owl Creek Drive is centrally located in the northern parcel bisecting the property.

SURVEY METHOD

Lee County Protected Species Ordinance No. 89-34 lists several protected species of
animals that could potentially occur on-site based on the general vegetative
associations found on the subject parcel. Each habitat type was surveyed for the
occurrence of these and any other listed species likely to occur in the specific habitat
types. The survey was conducted using meandering linear pedestrian belt transects.
This survey methodology is based on the Lee County administratively approved
Meandering Transect Methodology and US Fish and Wildlife Service (FWS) guidance
on Florida bonneted bat roost surveys. In order to provide at least 80 percent visual
coverage of habitat types listed in Ordinance No. 89-34, the transects were spaced
approximately 100 feet apart. The approximate location of all direct sighting or signs
(such as tracks, nests, and droppings) of a listed species, were denoted on the aerial
photography. The attached 1" = 500’ scale aerial Protected Species Assessment Map
depicts the approximate location of the survey transects and the results of the survey.
The listed species survey was conducted during October 20, 27 and 29, 2020. During
the survey the weather was mild and sunny.

Species listed as endangered, threatened, or species of special concern by the Florida
Fish and Wildlife Conservation Commission (FWC) or the United States Fish and
Wildlife Service (FWS) that could potentially occur on the subject parcel according to
the Lee County Protected Species Ordinance are shown in Table 2. This list from the
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618 80 American Alligator (Alligator
mississippiensis)

Little Blue Heron (Egretta caerulea)

Reddish Egret (Egretta rufescens)

Tricolored Heron (Egretta tricolor)

Wood Stork (Mycteria americana)

Big Cypress Fox Squirrel (Sciurus niger
avicennia)

Everglades Mink (Mustela vison

evergladensis)

<. Ll Ll 2L 2L 2]

619BP 20 None

630 80 American Alligator (Alligator
mississippiensis)

Little Blue Heron (Egretta caerulea)

Tricolored Heron (Egretta tricolor)

Wood Stork (Mycteria americana)

Everglades Mink (Mustela vison
evergladensis)

Florida Panther (Felis concolor coryi)

Florida Bonneted Bat (Eumops floridanus)

641 80 American Alligator (Alligator
mississippiensis)

Florida Sandhill Crane (Grus canadensis
pratensis)

Little Blue Heron (Egretta caerulea)

Reddish Egret (Egretta rufescens)

Snail Kite (Rostrhamus sociabilis)

Tricolored Heron (Egretta tricolor)

Wood Stork (Mycteria americana)

Everglades Mink (Mustela vison

evergladensis)

22l L2 2 2l 2 2 L2 2 2

740 80 None

743 80 None

747 80 None

814 80 None

SURVEY RESULTS

No species listed by either the FWS or the FWC were observed on the site during the
protected species survey or during other site visits. There is the potential for periodic
opportunistic foraging by both listed and non listed species of wading birds within the
wetlands on-site. In addition to the site inspections, a search of the FWC species
database (updated in 2019) revealed no additional known protected species within or
immediately adjacent to the project limits.




A total of 5 snags were identified containing potential roost cavities. No cavities were
found in living trees. The snags with potential roost cavities were all dead cabbage
palms. All potential trees on the site within and adjacent to the impact areas were
surveyed for the presence of cavities. No evidence of Florida bonneted bats or their
guano was observed in or around the base of any of the potential roost cavity trees on-
site.

YADRHOR-458\PSA\PSA10-2020.doc
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Introduction

The applicant proposes to construct a residential community at this location. This will
include home sites, an amenity center, roads, a surface water management system, and
a 186.05+ acre wetland/upland preservation and upland/wetland restoration, and surface
water areas. The preserved and enhanced indigenous and non-indigenous habitat areas
are located throughout the site.

The goal of the wetland mitigation plan is to enhance or restore and preserve 186.05%
acres of wetlands, uplands, and surface waters to meet Lee County Land Development
Code Chapter 10-415 and to mitigate for impacts to wetlands and wildlife habitat. Exotics
(as defined by the Florida Exotic Pest Plant Council’s List of Invasive Species, Categories
1 and 2), which are present within the proposed preserves, will be removed to re-establish
functional wetland and upland ecosystems.

The Owl Creek property has the potential to have a vital significance to wildlife, as it is
located at the southern extent of the Owl and Trout Creek Wildlife Corridors. The
preservation areas will become part of a contiguous wetland and upland corridor and
flowway along Trout and Owl Creeks (Figure 1). The Trout Creek Wildlife Corridor
connects the subject parcel to Babcock and Lee County (Telegraph Creek Preserve)
Conservation Lands. Unfortunately, the current land use practices within the property and
exotic vegetation infestation significantly diminish wildlife utilization. The indigenous
habitat management plan (IHMP) provides an avenue for the enhancement and
preservation of this important piece of land.

The wetland preservation and restoration areas consist of willow and forested habitats
that contain moderate to high densities of exotics, primarily Brazilian pepper. The site
development plan was designed to preserve the almost all of the wetlands throughout the
site which are adjacent to Owl and Trout Creeks. The proposed activities in the wetland
mitigation area which include the elimination of the exotic species seed source and
supplemental planting will result in a net improvement for the wetland plant communities
onsite.

The upland restoration, rare and unique upland preservation, and rare and unique upland
restoration areas consist of pasture and forested habitats that contain moderate to high
densities of exotics, primarily Brazilian pepper. The site development plan was designed
to preserve almost all of the forested uplands throughout the site which are adjacent to
Owl and Trout Creeks. The proposed activities in the upland areas which include the
elimination of the exotic species seed source and supplemental planting as appropriate
will result in a net improvement for the upland plant communities onsite.

Rare and unique upland habitats are defined per the Lee Plan as follows:
RARE AND UNIQUE UPLAND HABITATS (RU) High-quality native upland habitats

categorized as "mature" due to the absence of severe impacts caused by logging,
drainage, and exotic infestation. These habitat types include those classified as sand



scrub (320); coastal scrub (322); those pine flatwoods (411) which can be categorized as
"mature" due to the absence of severe impacts caused by logging, drainage, and exotic
infestation; slash pine/midstory oak (412); tropical hardwood (426); live oak hammock
(427); and, cabbage palm hammock (428). The numbered references are to the Florida
Land Use Cover and Forms Classification System (FLUCFCS) Level llI (Florida

Department of Transportation, 1985).

The Lee County Coastal Study (1988) includes definitions of oak hammocks and cabbage
palm hammocks as follows:

Oak hammocks occupy 86 acres or 0.4% of the study area's lands. Oak hammocks are
usually small in size and were once scattered throughout the study area. Usually located
on a topographic rise, they are often associated with archeological features as are tropical
hardwoods. This community is usually dominated by large live oak (Quercus virginiana),
laurel oak (Quercus laurifolia), water oak (Quercus nigra), cabbage palm (Sabal
palmetto), blue beech (Carpinus caroliniana), dahoon (llex cassine), myrsine (Myrsine
quianensis), marlberry (Ardisia escallonioides), wild coffee (Psychotria nervosa sulzneri),
and a number of ferns and epiphytes. Listed species found in these areas include the
gopher tortoise (Gopherus polyphemus -SSC) and the eastern indigo snake (Drymarchon
corais couperi -T). Listed flora found in oak hammocks include golden polypody fern
(Phlebodium aureum - T), hand or adder's tongue fern(Ophioglossum palmatum - E),
Tillandsia valenzuela (T), setacea (T), paucifolia (T), flexuosa (T), shoestring fern (Vittaria
lineata - T), and butterfly orchid (Encyclia tampensis- T).

Cabbage palm hammocks occupy 1,000 acres or 5.1 % of the study area's lands. This
upland to mesic habitat is often difficult to distinguish from the oak hammock where oaks
are the dominant canopy. Cabbage palms, oaks (Quercus spp.) and slash pine are
usually equally dominant in the well developed canopy of the cabbage palm hammock.
The hammock floor may be wet or dry but always open and vegetated by ferns and
grasses. Listed fauna of this habitat include the eastern indigo snake (Drymarchon corais
couperi - T). Listed flora include goldenpolypody fern (Phlebodium aureum - T) and hand
or adder's fern (Ophioglossum palmatum - E). This habitat is found most extensively on
Cayo Costa and North Captive Island, the Deep Lagoon watershed and the area between
the Coconut and Imperial River watersheds.

Preservation and Restoration Area Plans

Wetland Preservation
Approximately 23.56 acres of wetlands will be preserved as shown on the Enhancement

and Preservation Map and Indigenous Habitat Management Monitoring Plan Map
(Figures 2 and 3). Exotic vegetation will be treated and/or removed per the Initial Exotic

Vegetation Treatment section below.

Wetland Restoration
A total of 82.72 acres of wetlands infested with exotic vegetation will be restored as shown
on the Enhancement and Preservation Map, Indigenous Habitat Management Monitoring
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be a minimum 24” in height at time of planting. At the time of development order, the area
along North River Road must contain native canopy trees a minimum of 14’ in height
spaced approximately 25 feet on center per LDC Section 33-1673.

Upland Restoration
Approximately 1.62 acres of Hardwood-Coniferous Mixed, Disturbed, Invaded by Exotics

(76-90%) (FLUCCS 434DE4) uplands will be restored as shown on the Enhancement
and Preservation Map, Indigenous Habitat Management Monitoring Plan Map, Exotic
Treatment Map, and Restoration Area Planting Map (Figures 2 - 5). Exotic vegetation will
be treated and/or removed per the Initial Exotic Vegetation Treatment section below. The
upland restoration area will then be planted with native ground cover, shrubs, and trees,
as listed in the Upland Restoration Planting Table (Table 2). The final species list will be
based upon site specific conditions and on plant material availability at the time of
planting. A total of 220 trees, 220 shrubs, and 1,109 herbaceous plants will be planted
in the restoration area shown on the attached Restoration Area Planting Map (Figures 4).
Cabbage palms from the development footprint may be relocated and used for the
restoration planting plan below.

Table 2. *Upland Restoration Planting Table

. Minimum Maximum :
Botanical Name Common Name Size/Container | Spacing Quantity
Trees
L . , 18 Feet
Quercus virginiana Live Oak 6’ tall/BR Centers 55
Quercus laurifolia Laurel Oak 6’ tall/BR 18 Feet 55
Centers
, 18 Feet
Sabal palmetto Cabbage Palm 6’ tall/FG Centers 55
Pinus elliotti Slash Pine & talllFG 18 Feet 55
Centers
Shrubs
. 18 Feet
Rapanea punctata Myrsine 1 Gallon Centers 44
Myrica cerifera Wax Myrtle 1 Gallon 18 Feet 44
Centers
Psychotria nervosa Wild Coffee 1 Gallon 18 Feet 44
Centers
. , . 18 Feet
Eugenia foetida Spanish Stopper 1 Gallon Centers 44
. , 18 Feet
Callicarpa americana Beauty Berry 1 Gallon Centers 44
Ground Cover
Serenoa repens Saw Palmetto Liner 8 Feet 222
Centers



















. . 8 Feet
Muhlenbergia sp. Muhley Grass Liner Centers 222
Andropogon virginicus | Broom Sedge Liner 8 Feet 222

Centers
Aristida beyrichiana Wiregrass Liner 8 Feet 222
Centers
, . . 8 Feet
Spartina bakeri Cordgrass Liner Centers 222

*Additional plant species may be included in the planting table prior to development order approval

Rare and Unigue Upland Preservation

Approximately 15.16 acres of rare and unique uplands will be preserved as shown on the
Enhancement and Preservation Map and Indigenous Habitat Management Plan Map
(Figures 2 and 3). Exotic vegetation will be treated and/or removed per the Initial Exotic
Vegetation Treatment section below.

Rare and Unique Upland Restoration

Approximately 41.20 acres of existing upland pastures and disturbed exotic vegetation
infested uplands will be restored to live oak hammocks (FLUCCS 427) which are Rare
and Unique Uplands per the definition in the Lee Plan as shown on the Enhancement and
Preservation Map, Indigenous Habitat Management Monitoring Plan Map, Exotic
Treatment Map, and Restoration Area Planting Map (Figures 2 - 5). The upland pastures
that are proposed to be restored to rare and unique uplands currently have very few native
plants which would be considered typical of the live oak hammock community. The
disturbed exotic vegetation infested uplands include live oak hammocks and hydric
Brazilian pepper and have approximately 10-25% coverage by native plant species typical
of the live oak hammock community. The non-native herbaceous plants will be treated in
place and the non-native shrubs and trees will be removed prior to planting.

The only fill that will be placed in these areas will be at North River Road buffer and some
minor grading may be necessary in the other areas onsite. The existing soils should
support the restoration to live oak hammocks as these communities were present in these
locations historically. If any of the planting areas have compacted soils, the soil area
around each planting will be loosened. This may be accomplished by hand or mechanical
means. Exotic vegetation will be treated and/or removed per the Initial Exotic Vegetation
Treatment section below. The restoration area will then be planted with native ground
cover and trees, as listed in the Rare and Unique Upland Restoration Planting Table
(Table 3). The final species list will be based upon site specific conditions and on plant
material availability at the time of planting. A total of 5,539 trees, 5,539 shrubs, and
28,042 herbaceous plants will be planted in the restoration area shown on the attached
Restoration Area Planting Plan Map (Figure 4). Cabbage palms from the development
footprint may be relocated and used for the restoration planting plan below.
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At the time of development order, areas within the 50’ or provided natural waterway buffer
must demonstrate if the existing native vegetation to be retained meets the requirement
of six native canopy trees and 50 native shrubs per 100 linear feet at a 1:1 credit ratio. If
supplemental trees or shrubs are required to meet the required buffer plantings, trees
must comply with LDC Section 10-420 and be a minimum 10" in height and shrubs must
be a minimum 24" in height at time of planting.

Flushing Basin

Additionally, 12.60 acres of hydric pasture, upland pasture, and exotic vegetation
dominated wetlands will be restored to surface water habitat as part of the flushing basin
associated with the proposed docking facility, This flushing basin will act as a tidal pump
and will connect to Trout Creek east of the proposed access bridge and to the interface
of Trout Creek and the Caloosahatchee River at the proposed docking facility in the south
of the site, improving the water quality in the vicinity of the docking facility. These areas
will be excavated to appropriate grades and will transition into the wetland restoration
area. Spoil material will be removed and used in development areas of the site. Please
see Figure 3. Please see the cross section of the proposed flushing basin and littoral
marsh restoration area above.

Surface Water and Other Surface Water Preservation

Approximately 5.61 acres of surface waters and 1.35 acres of other surface waters will
be preserved as shown on the Enhancement and Preservation Map and Indigenous
Habitat Management Plan Map (Figures 2 and 3).

Initial Exotic Vegetation Treatment

All exotic and nuisance species (defined per LDC Sec. 10-420(f) and Category | and I
species on the Florida Exotic Pest Plant Council's List of Invasive Species) within the
upland and wetland preservation areas will be treated as shown on the Exotic Vegetation
Treatment Map (Figure 5). A vegetation removal permit associated with the development
order is required for the initial exotic vegetation treatment.

Non-native trees and shrubs will be cut by chainsaw or machete just above natural grade
and the stump treated with an appropriate herbicide suitable for aquatic application.
Treatment will occur immediately following cutting to ensure maximal uptake of the
herbicide. All preserved areas will have the resulting vegetative material from the
Conservation Easement and disposed of in accordance with local regulations. If non-
woody exotics, such as cattail, are present within the preserve they will be treated by a
foliar application of an appropriate herbicide suitable for aquatic application. Herbicides
will be used in strict accordance with label directions by trained applicators. Care will be
taken to reduce damage to non-target native species to the maximum extent practical.
The owner or his designee shall conduct vegetation control through the management of
exotic, invasive and nuisance vegetation. Treatment efforts of the forested and
herbaceous areas will include removal, monitoring and maintenance of invasive
vegetation. The primary species to be eradicated include melaleuca, Brazilian pepper,
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and torpedo grass.

Exotic control of melaleuca and Brazilian pepper in the areas outside of the FEMA
floodways will be accomplished by chainsaw or machete as shown on the Exotic
Vegetation Treatment Map (Figure 5) and Exhibit A. Large trees (greater than four-inch
diameter at breast height (DBH)) may be girdled and killed in place with a stump specific
herbicide suitable for aquatic application. The four inch DBH and smaller trees and
shrubs will be cut just above natural grade and the stump treated with an appropriate
herbicide suitable for aquatic application. The resulting vegetative material will be
disposed of by one or more of the following methods: 1) cut into four to six feet sections
and stacked on the ground with alternating layers of trees at right angles to each other
(log cabin) with the stacks no higher than 5+ feet and spaced a minimum of 100+ feet
apart, 2) cut and placed into piles (tee-pee) with piles spaced a minimum of 100+ feet
apart, 3) where exotic density is less than 25 percent the exotics may be cut into two to
four foot sections and scattered on the ground, and 4) woody exotic vegetation may be

removed from the preserves.

No cut debris will be placed within the FEMA floodways of Owl or Trout Creek as shown
on the Exotic Vegetation Treatment Map (Figure 5) and Exhibit A. Exotic vegetation in
the floodways will either be cut and removed or treated in-place as described above.

Herbicides will be used in strict accordance with label directions by trained applicators.
Care will be taken to reduce damage to non-target native species to the maximum extent
practical. Access for the initial exotic vegetation treatment to the indigenous vegetation
preserves will be via the existing farm fields.

Coverage by exotic vegetation within these areas will be maintained below five percent
aerial cover. A marker dye will be added to the spray solution to help visualize where the
solution is being applied. An appropriately licensed herbicide applicator will supervise the
crew. Herbicides will be used carefully in accordance with the label provided.

Barricading
Prior to commencement of construction activities, the mitigation areas will be staked in

the field and the required erosion control barriers installed. These barriers will be
inspected by County staff prior to commencement of construction activities. The operation
of construction equipment, storage of equipment, and stockpiling of fill and construction
material will be prohibited within the preservation areas. The staking identifying the limits
of the preservation area will be maintained for the duration of adjacent construction

activities.

Schedule
The wetland preservation must be within a recorded conservation easement and the

rare and unique upland preservation and restoration areas must be completed prior to
the Certificate of Compliance for the infrastructure.

14




Conservation Easement

A Conservation Easement will be recorded and placed over the upland, wetland, and
surface waters preservation areas totaling 186.05+ acres. Signs demarking the
preservation areas will be posted at 100 feet intervals along the outer edge of all
preservation areas.

Ecological Performance Standards
To meet the objective of this plan, the following performance standards will apply to the
onsite wetland and upland preservation and restoration areas:

1. At least 80 percent cover by appropriate wetland species (i.e. facultative wet or
obligate) within the wetlands and the restored littoral marsh and 80 percent
coverage by appropriate upland species in the upland preservation and restoration
areas.

2. The conservation easement areas are free of exotics immediately following
maintenance treatment events. All exotic and nuisance species (defined as
Category | and |l species on the Florida Exotic Pest Plant Council's List of Invasive
Species) within these wetlands will be treated. The nuisance species dog fennel
(Eupatorium capillifolium), Caesar weed (Urena lobata), primrose willow (Ludwigia
peruviana), grape vine (Vitis sp.), and cattail ( Typha spp.) as well as exotic species
shall total less than five percent combined between maintenance events.

3. Monitoring of the preserve areas shall be conducted for a minimum of 5 years with
annual reports submitted to the County. After the initial restoration plantings
described above, if native wetland, transitional, and upland species (do not achieve
80% coverage within the initial two years of the monitoring program (obligate and
facultative wet species exceed facultative species in wetland areas), native
species shall be planted in accordance with the maintenance program. At the end
of the monitoring program the entire mitigation area shall contain an 80% survival
rate of planted vegetation and an 80% coverage of desirable obligate and
facultative wetland species.

4. The preserve areas shall be maintained in perpetuity to ensure coverage by native
desirable vegetation and the target habitat types and success criteria are
maintained as specified in the permit.

5. The preserve areas shall be managed such that exotic/nuisance vegetation
species do not dominate any one section of areas within the preserves.

These performance standards will be achieved by the end of the five year monitoring
period.

Long Term Management

The applicant and/or the homeowners association will be responsible for the long term
maintenance of the onsite preservation areas. Vegetation removal permits are required
for ongoing management activities associated with this approved Indigenous Habitat
Management Plan that is preserve area specific for the type of management that is being
requested.
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Adaptive Management
If during monitoring of the onsite preservation area, areas do not appear to be trending
toward meeting the above ecological performance standards, the methods for treating

exotic vegetation will be re-evaluated.

Maintenance

A routine maintenance program will be initiated upon the completion of the initial exotic
treatment and native plant installation. A vegetation removal permit will be required for
preserve maintenance. For the first two years following the initial treatment, the
preservation areas will be inspected twice a year (late spring and fall) and all exotic and/or
nuisance species will be treated. During these inspections the preservation areas will be
qualitatively evaluated, potential problems (if any) identified, and corrective actions
recommended. After the second year, inspections and treatments will be conducted
annually during the dry season. The property owner will be responsible for long term
management of the preserves.

Pruning and trimming activities will not be performed in the preserve however invasive
exotic vegetation may have to be treated within planting areas. The frequency of
maintenance will be based on how successful the new plantings are and the extent to
which nuisance pest species enter into the newly planted area. Semi-annual monitoring
will be conducted in each newly planted area for one year to carefully evaluate these
parameters. Herbicide maintenance will be conducted semi-annually during the first year
following implementation of the pest control program and at least annually thereafter, in
accordance with LDC 10-420(h).

If monitoring events reveal severe deer grazing or other disturbance from wild hogs, the
affected planting area will be temporarily isolated with a fence to keep out larger animals
until the plantings are well established. Once success criteria are achieved, all temporary
fencing will be removed from the preserve.

Newly planted areas will be included in the invasive pest control program. The herbicide
maintenance areas shall expand to control exotic and nuisance species as necessary
where native vegetation is being established. Periodic management of the planting areas
is required to ensure that the plants will survive and thrive. This will guarantee success
and allow desirable indigenous species an opportunity to recruit into the planting areas.
As part of ongoing management of the site, the owner or his designee shall treat and/or
remove exotic species (per LDC Sec. 10-420(h) and nuisance species as necessary at
least semiannually for one year and annually thereafter. Nuisance species shall mean
those species of flora whose noxious characteristics or presence in sufficient number,
biomass, or areal extent may reasonably be expected to prevent, or unreasonably
interfere with, the designated use of the waters under consideration, as defined in rules
62-312.310(8) and 62-302.200(14), F.A.C.. Invasive exotic species include ata minimum
the species listed in LDC Sec. 10-420(h).
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Protected Species

The November 2020 Protected Species Assessment resulted in no observations of listed
species.

While no nesting areas for any listed wading birds have been observed onsite during any
site visits, the following species recognized as Species of Special Concern (SSC) by the
State may forage on the subject property. Little blue herons (Egretta caerulea), roseate
spoonbills (Ajaia ajaja), snowy egrets (Egretta thula), and tricolored herons (Egretta
fricolor), may foraging in wetland areas and ditches throughout the property.

Given the habitat types present there is also a potential for Big Cypress fox squirrels
(Sciurus niger avicennia) to utilize the property. These squirrels, listed as threatened by
the FWC, are typically found nesting in melaleuca trees in areas with sparse or open
ground cover.

The Florida sandhill crane is listed as threatened by the FWC and potentially may forage
in the pasture areas. While suitable habitat occurs throughout the property and within the
designated County buffer, no sandhill crane nesting activity was observed.

The wood stork (Mycteria americana), is listed as threatened by the FWC and the FWS.
Although no wood storks were observed they may forage in the wetlands and ditches.
Nesting has not been documented onsite, nor do wood storks appear there in the most
recent FWC listed species occurrence database. Wood stork colony locations provided
by FWC show two colonies within a 25-mile radius of the property. The closest colony
location is approximately three miles to the west of the subject parcel.

The American alligator was not observed, however, the ditches provide potential habitat.
According to the FWC list of Florida's Endangered Species, Threatened Species and
Species of Special Concern published in November 2007, the American alligator has a
SSC status because it is vulnerable to environmental impacts and loss of habitat.

Audubon’s crested caracara is a raptor that typically nests in solitary or small groups of
cabbage palms within larger areas of open grasslands. This species is listed as
threatened by both the FWC and FWS. Although the quality of the potential habitat on-
site is poor, Audubon's crested caracara were observed foraging along North River Road
during the nesting survey for this species in winter 2021. The closest known caracara
nest is located approximately 1 mile to the east of the subject parcel.

The property is not located within the primary and secondary zones of the 2007 Florida
Panther Focus Area or in the 2003 Panther Consultation Area identified by the FWS. The
Florida panther (Felis concolor coryi) is listed as endangered by both the FWS and FWC.
There is one FWC telemetry points located approximately 3 miles south of the subject
property, with none onsite. This telemetry point occurs south of the Caloosahatchee
River.
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A review of the FWC listed species occurrence database (updated in June 2020)
indicated that a Florida black bear (Ursus americanus floridanus) had been recorded
approximately 1 mile to the north of the property. The Florida black bear delisted in 2012,
is still protected by the Florida Black Bear Management Plan and is not listed by the FWS.

The project is located within the National Marine Fishery Service’s (NMFS) defined critical
habitat area for the smalltooth sawfish. NMFS issued their Jacksonville Biological
Opinion (JAXBO) on November 20, 2017. The JAXBO analyzes the effects from 10
categories of minor in-water activities occurring in Florida and the U.S. Caribbean on sea
turtles, smalltooth sawfish, Nassau grouper, scalloped hammerhead shark, Johnson’s
seagrass, sturgeon, corals, whales, and their designated critical habitat.

Protected Species Management Plans

Several measures have been taken to reduce potential impact to wildlife. Adverse
impacts to wildlife including listed wildlife are not anticipated as a result of the proposed
residential project. All agricultural activities will cease in the Preserve Areas once
construction commences, with human disturbance in those areas limited to activities
consistent with the conservation easement.

The habitat improvements and preservation resulting from implementation of this plan are
expected to encourage transient wildlife species to utilize the Preserve Lands onsite as
shown on the Enhancement and Preservation Map (Figure 2). The applicant has
committed to placing the preservation areas under a conservation easement prior to
construction of the residential units, consistent with state law, as a condition of the zoning
approval, which means 38.72 acres of native upland and wetland habitats, 1.35 acres of
other surface waters, and 5.61 acres of surface waters of this area will be permanently
protected (preservation) for wildlife usage. A total of 41.2 acres of farm fields and exotic
infested uplands will be restored to rare and unique uplands by the removal of the exotic
species and planting with native species. Also, 1.62 acres of exotic infested uplands will
be restored by the removal of exotic species and planting. A total of 82.72 acres of exotic
infested wetlands will be restored by the removal of exotic species and planting with native
species. Additionally, 2.23 acres of hydric and upland pasture will be restored as littoral
marsh wetlands and 12.60 acres of flushing basin will be created. This restoration and
preservation of 186.05 acres will enhance the value of the Preserve Areas for wildlife and
provide a permanent link between the surrounding wildlife corridor areas and a permanent
refuge for wildlife if the project is approved as proposed. (See Figures 1 and 2).

If the zoning is approved as proposed, additional wildlife surveys will be conducted as
required by state, federal, and county requirements when the plans are submitted for
permitting/development approval.

Should the zoning be approved as proposed, both FWC and FWS will be consulted
relative to any state or federally listed species potentially occurring on site and listed
species guidelines implemented as applicable prior to any construction.
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Wading Bird Management Plan

Wood storks were not found during wildlife surveys of the property and no nesting
activities were observed. Suitable foraging habitat occurs throughout the property.
Additionally, the property occurs within 18.6 miles of two known wood stork colonies.
Based on the FWS "Effect Determination Key”, dated November 9, 2007 (Service
Consultation Code 41420-2007-1-0964), the proposed project may affect the wood stork.
Formal consultation for the wood stork is anticipated to be required by the FWS. On
behalf of the applicant, at the appropriate time, we will be coordinating with FWS to
develop a wood stork mitigation plan which will effectively offset any potential impacts to
foraging habitat of this federally listed species. Additionally, it is expected that existing
foraging habitat for the wood stork will be enhanced by the removal and maintenance of
invasive exotic plants and protected by implementation of the wetland enhancement and
preservation plan and the reclamation plan. The proposed littoral marsh wetland
restoration which includes 2.23 acres of littoral shelves described above will also benefit
the wood stork by adding a significant amount of foraging area.

Existing wading bird foraging habitat will be enhanced through removal and maintenance
of exotic invasive plants. The proposed site conditions will result in a total of over 106.28
of preserved wetlands and 2.23 acres of restored littoral marsh habitat on the property.
Implementation of the proposed wetland preservation plan would assure that any
potential temporary impacts to these species would be offset. This plan would meet
applicable requirements of South Florida Water Management District and Lee County as
well as the FWS and FWC.

The enhancement of the property will ultimately provide increased acreage of higher
quality habitat for wading birds in preservation and areas as well as within the littoral
marsh restoration areas. Additionally, protection provided by the wetland preservation
plan will provide long-term viability for wading birds.

Big Cypress Fox Squirrel Management Plan

Appropriate habitat for the Big Cypress fox squirrel (Sciurus niger avicennia) occurs in
the forested portion the property. However, no fox squirrel nests were observed within the
project boundaries. Prior to clearing the site, a qualified biologist will survey the
construction limits for the presence of Big Cypress fox squirrels or their nests. Any
potential nests will be monitored to determine if they are currently being utilized by Big
Cypress fox squirrels. Nests found to be utilized by a Big Cypress fox squirrel will be
temporarily protected from clearing by a 125 foot radius undisturbed buffer. These nests
will be taken outside of the February 15! to May 30" nesting season once the absence of
young fox squirrels within the nests is confirmed. The required authorization from the
FWC will be obtained prior to removing the nest tree.

Forested habitat suitable for this species will be preserved and restored via treatment of
invasive exotic plant species and planting with native species where appropriate and
described above in 164.26 acres (FLUCCS 427, 428, 434, 618, and 630). The protection
provided by implementation of the Indigenous Habitat Management Plan will provide long-
term viability for the Big Cypress fox squirrel and would assure that any impacts to this
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species are offset.

Florida Sandhill Crane Management Plan

Florida sandhill cranes or their nests were not observed during wildlife surveys of the
property. Suitable habitat occurs throughout the property and within the designated
County buffer. A total of 3.56 acres of existing foraging habitat (FLUCCS 641) for the
sandhill crane will be restored through removal and maintenance of invasive exotic plants.
Additionally, 2.23 acres of littoral marsh wetlands will be restored. Implementation of the
proposed Indigenous Habitat Management Plan would assure that any impacts to the
foraging pattern of this species are offset.

American Alligator Management Plan

Potential habitat for American alligators on-site consists of the open water area and
surrounding marsh. The property includes numerous ditches and scattered wetlands
which provide refuge for this species. The property was thoroughly inspected for gator
nests, which are often conspicuous on the bank of waterways. No alligator nests were
ever found on the property during protected species surveys. If the proposed project is
approved, the wetland enhancement and restoration in the Indigenous Habitat
Management Plan will ultimately provide increased acreage of higher quality habitat for
the alligator. The proposed site conditions will result in a total of over 106.28 acres of
preserved and restored wetlands (FLUCCS 618, 630, and 641), 2.94 acres of restored
littoral marsh wetlands, 1.35 acres of preserved other surface waters, 5.61 acres of
preserved surface waters, and 12.60 acres of created flushing basin habitat on the

property.

Alligators will commonly move from water body to water body in response to factors such
as season, disturbances, food supply, etc. In the event that an alligator is present within
the limits of construction at the time of site clearing, work within the immediate vicinity of
the alligator will be halted and the animal will be allowed to move out of harms way. Once
the American alligator has moved work can be restarted. The protection provided by
implementation of the Indigenous Habitat Management Plan will provide long-term
viability for the American alligator onsite.

Audubon’s Crested Caracara Management Plan

Although crested caracaras are known to forage in the vicinity of the subject property, no
evidence of nesting of this species was found onsite. To minimize the potential of impacts
to nesting habitat, the cabbage palms located in the proposed development areas will be
relocated to the rare and unique upland restoration area and appropriate preservation
areas prior to construction activity initiation, if feasible. The proposed Indigenous Habitat
Management Plan includes the preservation of 15.16 acres of uplands (FLUCCS 427 and
428), the restoration of 1.62 acres of uplands, and the restoration of 41.2 acres of rare
and unique uplands. The implementation of this Indigenous Habitat Management Plan
will provide long-term viability for Audubon’s crested caracara and will assure that any
impacts to this species are offset.
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Florida Panther and Florida Black Bear Management Plan

No Florida panthers or black bears or their signs were observed during wildlife surveys of
the property. The projectis notin any FWS Florida panther zones and the nearest FWC
telemetry point is 3 miles to the south of the project and across the Caloosahatchee River.
Black bears have been documented approximately 1 mile north of the property per the
FWC listed species occurrence database. It is expected that existing forage and prey
habitat for the Florida panther and black bear will be enhanced through removal and
maintenance of invasive exotic plants and protected by implementation of this IHMP,

The preservation and restoration of 186.05+ acres of uplands (FLUCCS 427, 428, and
434), wetlands (FLUCCS 618, 630, and 641), other surface waters (FLUCCS 510D), and
surface waters (FLUCCS 510) will link the surrounding conservation lands, restoring a
link that has been disrupted by the extensive exotic vegetation infestation in that area and
will allow movement of wildlife across the Owl Creek property. Please see the Owl Creek
Wildlife Corridor Map (Figure 1).

Smalltooth Sawfish Management Plan

The project is located within the National Marine Fishery Service's (NMFS) defined critical
habitat area for the smalltooth sawfish. There will be minor impacts to the shallow
euryhaline habitat along the shore to accommodate the flushing improvements for the
proposed docking facility. The project includes the restoration of 12.60 acres of created
flushing basin habitat on the property which potentially will function as smalltooth sawfish
habitat.

The applicant will coordinate with NMFS during the federal permitting process for the
project and will obtain the required permits. All required construction methods will be
followed. Please see Exhibit B for NMFS's Sea Turtle and Smalltooth Sawfish
Construction Conditions dated March 23, 2006.

Wildlife Habitat Area Corridors

Two Wildlife Corridors totaling 139.64 acres will be established as part of the proposed
Indigenous Habitat Management Plan. Please see Figures 1 and 2. The Owl Creek and
Trout Creek corridors currently consists of active pasture, Owl Creek, and exotic
vegetation infested uplands and wetlands. These areas will be enhanced and preserved
as described above. The Rare and Unique Upland restoration areas will be planted as
described above and shown in the Restoration Area Planting Plan Map (Figure 2).

The Owl Creek and Trout Creek wildlife corridors average approximately 770’ and 1,350’
in width, respectively. Prior to the Certificate of Compliance for the infrastructure, 186.05
acres which includes the onsite wildlife corridors, will be placed under a Conservation
Easement.

Human Coexistence with Wildlife Plan

The following Human Coexistence with Wildlife Plan will be incorporated into the project’s
Homeowners Association documents.
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Residential Areas

American Alligator
Signs will be posted on the subject property adjacent to the water management lakes and

bodies of water advising residents that feeding or harassing the American alligators is
punishable by state law. An educational brochure, such as the attached "A Guide to
Living with Alligators" prepared by the FWC (Exhibit C), will be provided to residents.
Residents, commercial tenants, and property maintenance staff will be instructed to
contact the FWC for assistance in the event a nuisance alligator is present within the

lakes.

Florida Black Bear
An educational brochure, such as the attached "A Guide to Living in Bear County” (Exhibit

C) prepared by the FWC, will be provided to residents and commercial tenants. Residents
will be instructed to contact the FWC for assistance in the event a nuisance black bear is

present on-site.

Florida Panther
An educational brochure, such as the attached "A Guide to Living with Florida Panthers"

(Exhibit C) prepared by the FWC, will be provided to residents and commercial tenants.
This brochure provides advise for residents on how to keep their family and pets safe and
suggestions on how to handle encounters with panthers.

Multi-Slip Docking Facility

American Alligator

Signs will be posted on the subject property adjacent to the docking facility advising
residents that feeding or harassing the American alligators is punishable by state law. An
educational brochure, such as the attached "A Guide to Living with Alligators" prepared
by the FWC (Exhibit C), will be provided to residents. Residents, commercial tenants,
and property maintenance staff will be instructed to contact the FWC for assistance in the

event a nuisance alligator is present within docking facility.

West Indian Manatee
At least two manatee educational signs or a kiosk will be placed at the docking facility.

Public Canoe Launch

American Alligator

Signs will be posted on the subject property adjacent to the public canoe launch advising
the public that feeding or harassing the American alligators is punishable by state law.
An educational brochure, such as the attached "A Guide to Living with Alligators"
prepared by the FWC (Exhibit C), will be provided to the public at the launch. Residents,
commercial tenants, and property maintenance staff will be instructed to contact the FWC
for assistance in the event a nuisance alligator is present at the canoe launch.
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West Indian Manatee
At least one manatee educational sign or a kiosk will be placed at the canoe launch.

Monitoring Plan

The proposed monitoring of the preserved wetlands will consist of baseline monitoring,
time-zero monitoring, and annual monitoring of vegetation. The baseline monitoring
documents the pre-exotic removal conditions within the wetlands. The time-zero report
will document the conditions immediately following wetland exotic removal and planting.
The annual reports will document the extent of success of the project and, if needed,
identify specific actions to be taken to improve conditions within the project area.
Sampling stations and methodology of data collection will remain the same for all
monitoring events.

The owner or his designee shall also monitor and record water elevations at staff gauges
and monitoring wells within the undeveloped wetland areas to provide reasonable
assurance to the agencies that no significant hydrological impacts to wetlands resulted
from mining. Hydrologic monitoring shall occur monthly during the dry season (November
through May) and biweekly during the wet season (June through October) in all of the
preserved onsite wetlands. The staff gauges and monitoring wells shall be visually
inspected. If the water level at any staff gauge is below the land surface for more than
60 days, the below-ground water level would be used for that location. Hydrologic
monitaring shall begin within 12 months of mining commencing.

An important component of the monitoring reports will be the before and after pictures.
All monitoring reports will include panoramic photographs from photo stations as shown
on Figure 3.

The results of monitoring events within the preserve areas will be reported as stated in
this plan. Specific maintenance requirements will be explained in the monitoring repori(s).
Monitoring reports will describe if/where herbicide treatment is necessary to control
nuisance species. The report will also explain ifiwhere plantings need to be replaced or
if new plantings should be added to a specific area to improve diversity or percent
coverage. Prior to any preserve maintenance, Lee County Division of Environmental
Sciences will be notified in writing.

The proposed monitoring of the planted littoral zone and Rare and Unique Uplands will
consist of baseline monitoring, time-zero monitoring, and annual monitoring of vegetation,
wildlife, rainfall, and wetland water levels. Baseline monitoring will document the
conditions as they exist prior to initiating the proposed planting/enhancement effort. The
time-zero report will document the conditions immediately following completion of
planting/enhancement activities. In addition, a monitoring report will be submitted
annually to the Lee County Division of Environmental Sciences for five consecutive years
starting one year from the date of the Certificate of Compliance issued for the project's
infrastructure. The annual reports will document the extent of success of the created
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wetlands and, if needed, identify specific actions to be taken to improve the conditions
within the project area.

A baseline monitoring report is required for approval of the development order. Please
see Exhibit D for baseline conditions photographs from the five photo points. The baseline
monitoring report will include a description of each of the specific areas and a map
depicting the location of each photo station. Copies of the baseline reports will be
submitted to regulating agencies, including Lee County.

The time-zero monitoring report will be provided prior to certification of compliance.
Vegetation removal permits are required for ongoing management activities associated
with this approved Indigenous Habitat Management Plan that is preserve area specific
for the type of management that is being requested. This report will include the date the
planting activity was completed and color photographs to provide an accurate
representation of the specific area. The photographs shall be taken from fixed reference
points described in the baseline monitoring report and shown on a scaled plan view. A
table depicting numbers, spacing, and sizes of each species planted will also be provided.
The tree height will be used to measure the size of saplings until the tree is mature enough
to enable the diameter-breast height (DBH) to be measured. Subsequent annual
monitoring reports will be submitted to requesting agencies within thirty (30) days after
each monitoring event. The monitoring reports will include a general qualitative and
quantitative characterization of the areas. Any pertinent climatological conditions
preceding the monitoring event will be described. Qualitative parameters may include
estimates of % bare ground, % desirable species, % undesirable species (nuisance and
exotic), notations regarding faunal presence and use, and an overall numerical ranking
(1-lowest, 10-highest) of the conditions of the system. This numerical ranking is done
annually, preferably by the same evaluators, and takes into consideration all parameters
of the qualitative assessment. The monitoring will be completed by September of every
year (toward the end of the growing season) and an annual report submitted to the
reviewing agencies by the end of October. All data collected and analyzed will be

included in the report.

Vegetation Monitoring

The vegetation within the uplands and wetlands will be monitored using the line intercept
methodology. Six (6) 100 feet long transects will be established in representative portions
of each upland and wetland area (Figure 3). A measuring tape will be stretched along
the transect and the plants occurring directly below (ground cover) and above (midstory
and canopy) the tape will be recorded at three feet intervals along the transect. Ground
cover species include woody vegetation less than three feet in height and all non-woody
plants. Midstory vegetation consists of all woody plants greater than three feet in height
and less than four inches DBH. Canopy species consist of woody vegetation greater than
four inches DBH. Bare ground and open sky will also be recorded in this manner. The
resulting data will be used to calculate percent cover of the three strata.
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Wildlife Monitoring

Regular observations of fish and wildlife will be made during all monitoring events by
qualified ecologists. This will consist of recording evidence and signs of wildlife (i.e.,
direct sighting, vocalization, nests, tracks, droppings, etc.).

Photographic Documentation

Permanent fixed-point photograph stations will be established in each of the monitored
areas thereby providing physical documentation of the condition and appearance of an
area, as well as any changes taking place. Panoramic photographs will accompany
vegetation data in each report. Locations of photo stations will remain the same
throughout the duration of the monitoring program.

Report
The methodology and results of each monitoring event will be documented in an annual

monitoring report. Data will typically be collected towards the end of the growing season
(September - October) and submitted to the agencies with 90+ days of data collection.

Method and Frequency of Pruning and Trimming

No pruning or thinning of native vegetation within the indigenous vegetation preserves is
proposed at this time. In the event that trimming becomes necessary to meet the
ecological goals of this management plan, the trimming will be accomplished by hand
using chainsaws or machetes and will be restricted to no more than 25 percent of an area
during any particular one year interval. Cut vegetation will remain on-site.

The Lee County Division of Environmental Sciences will be notified prior to any preserve
maintenance (other than routine annual exotic maintenance events).

Garbage Management

All garbage will be removed from the preserves prior to the issuance of the Certificate of
Compliance for any part of the development. The preserves will be surveyed for garbage
semi-annually.

Archeological Historic Preservation Areas

Please see Exhibit E for the archeologist recommended guidelines for the three
archeological historic preservation areas. These three areas are also shown in Figure 2.
They are located in preserved uplands and wetlands with a very small area within a rare
and unique upland restoration area. These archeological historic preservation areas are
all within areas that will be placed under a conservation easement. The exotic vegetation
removal and planting outlined in this plan will adhere to the archeologist recommend
guidelines for work in these areas.
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Proposed Work Schedule

The invasive exotic and nuisance plant control program will commence after approval of
this project’'s development order. The initial exotic treatment will be initiated during the
first dry season following issuance of all required federal, state, and local authorizations.
It is anticipated that the initial treatment will be completed in less than three months. The
supplemental plantings will be initiated within approximately two months of the completion
of the initial exotic removal, weather permitting.

Summary

The foregoing IHMP provides for preservation and enhancement of existing natural
flowways that the County deems important for local or regional water resource
management, restoration of Rare and Unique Uplands that the County deems important,
preservation of indigenous areas that are occupied wildlife habitat to the maximum extent
possible, and interconnection to off-site preserves and conservation lands via indigenous
preservation, flowway preservation or restoration, and appropriate planted open space or
buffer areas per Lee LDC 10-415. Additionally, this IHMP provides for preservation and
restoration of natural resources, including but not limited to wetlands, natural existing and
historic flowway corridors, sloughs, creeks, ponds and lakes, and native plant
communities and native trees per Lee LDC 10-474

It exceeds the open space requirements and the Indigenous Preservation requirements
of Lee LDC 10-415 by providing over 54% of the site as preservation, creation, and

restoration areas.

It details and exceeds the Invasive Exotic Removal requirements including exotic removal
and long term maintenance continuing in perpetuity in Lee LDC 10-420(h). This IHMP
includes details of preservation, enhancement, and restoration within buffers per Lee LDC

10-415.

This IHMP provides for interconnectivity of wildlife habitat areas, including Florida black
bear habitat and to allow this large mammal to move locally within their range, as this
project has been designed to allow movement of Florida black bear through indigenous
preserves or appropriately planted buffer and open space areas per Lee LDC 10-474

The wetland mitigation that is proposed for impacts associated with the project is outlined
in detail above in this IHMP, consists of the preservation of the highest quality indigenous
habitat onsite, the enhancement and restoration of indigenous habitats onsite, the
restoration and connection of Owl Creek and Trout Creek Wildlife Corridors and flowways
and the reconnection of public conservation lands through the subject property.

The proposed site plan impacts 14.03+/- acres of exotic infested wetlands, 3.04 acres of
ditches, and 0.13 acres of surface waters which are proposed to be mitigated on-site as
detailed in the IHMP. In summary, the IHMP includes:
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(1)

(i
(iit)
(iv)
(v)
(i)

(vii)

Preservation of 45.68 acres of existing high quality habitat, existing native
tree areas (none is required by LDC Section 10-415), other surface waters,
and surface waters;

a. 23.56 acres of wetlands

b. 15.16 acres of forested uplands and rare and unique uplands

c. 5.61 acres of surface waters (Owl and Trout Creeks)

d. 1.35 acres of other surface waters

Restoration of 42.82 acres of Uplands and Rare and Unique Uplands;
Restoration of 82.72 acres of wetlands

Restoration of 2.23 acres of littoral shelf wetlands;

Creation of 12.60 acres of flushing basin

Preservation of historic flowways associated with Owl and Trout Creeks;
and

Connection of existing county conservation lands through the subject
property (see Figure 1).

The overall effect of the proposed preservation and restoration described in items (i)
through (v) above will be a total of 186.05+ acres of uplands, wetlands, other surface
waters, and surface waters on-site.

This IHMP was designed to consider the unique aspects of the proposed development,
including but not limited to, restored wetlands, restored uplands, restored Rare and
Unique Uplands, restored littoral zone wetlands, preservation areas, wildlife habitat and
the interplay between proposed future uses, including associated impacts on the

environment,

Y ADRHOR-401-500\DRHOR-455\Zoning\IHMP\IHMP . Docx
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Exhibit A

FEMA Floodway Map
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Exhibit B

NMFS’s Sea Turtle and Smalltooth Sawfish Construction Conditions dated March 23,
2006.
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Exhibit C
A Guide to Living with Alligators

A Guide to Living in Bear County
A Guide to Living with Florida Panthers
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Exhibit D

Baseline Conditions Photographs from Photo Points
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In October 2021, an AHC archaeologist visited three archaeological sites (8L.L2397, §LL2398,
and 8L.L2399) at the Owl Creek parcel. Each site was bounded with wooden stakes at a 25” buffer
around the site. Staking was done to allow for a survey crew to accurately survey the sites.

In order to ensure the maintenance and preservation of 8112397, 8L.1.2398 and 81.L.2399, the
following guidelines are recommended:

1. If construction or ground disturbing activities are in proximity to the sites, the site
boundaries should be marked by orange construction fencing prior to improvements or
clearing to ensure that they are visible and avoid inadvertent impacts;

2. Any clearing of vegetation within the sites should be done by hand;

3. It is important to avoid machines running over the sites since the deposits are shallow and
the movement of machines can create substantial disturbances;

4. Within the sites, vegetation should not be pulled from the ground, but should be cut above
the ground surface;

5. No storage of equipment, fill, or other materials should occur within the sites;

6. New planting within the site boundaries should be small as possible, with planting holes
not exceeding 1 foot depth.

7. Intermittent archaeological monitoring should be conducted for all ground disturbances
within 25m of the marked sites;

8. If a significant cultural deposit or feature is discovered during monitoring, the consultant
archaeologist should be contacted within 48 hours for consultation, and the work should

cease at that location;

9. If human remains are identified then that discovery will be subject to the provisions of
Florida Statute 872.05.




Historic Resources

Impact Analysis

(Exhibit M13)
(Exhibit T8)
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CONSULTANT SUMMARY

In August, 2020, the Archaeological & Historical Conservancy, Inc. (AHC) conducted
an analysis of potential impacts to any known or polential cultural resources on the
Owl Creek parcel. The 350 acre parcel is located in Sections 18 and 19 in Township
43S, Range 26E immediately south of County Road 78 in north central Lee County

(Figure 1).

The Owl Creek parcel is located within what was once called the North River
Assemblage Parcel (NRAP). The NRAP was much larger (1300-acres) and was first
subject to a phase 1 cultural resource assessment in 2007 (Carr el al. 2007), resulting
in the discovery of three archaeological sites within what is now the Owl Creek parcel
boundaries, 81.1.2397, 8L.1.2398, and 81.1.2399,

Sites RL1.2397 and 8112398 were described as prehistoric midden sites, containing a
mixture of prehistoric ceramics, faunal bone, and marine shell. Site 8LL2399 was
identified as a constructed mound, 60-70cm above surrounding grade. Some oyster
shell was found, but the sile was considered a possible burial mound.

All three archaeological sites were considered potentially eligible for listing on the
National Register of Historic Places (NRHP) under Criterion D, and were
recommended for preservation.

This analysis concludes that all of the previously recorded archaeological sites:
8102397, 8LL2398, and 8L1.2399 have not changed in their preservation quality nor
have been altered by any development activities. The sites remain eligible for listing
in the NRHP and should be avoided by future development.

In addition to the review of the previously recorded sites, one newly recorded
prehistoric site, 8L1.2825 was discovered during the course of this assessment. Site
8LL2825 15 located in a plowed agricultural field, and has been intensely disturbed
and is not regarded as eligible for listing on the National Register of Historic Places.

The developer proposes to preserve sites 8LL2397, 8112398, and 8LL2399. It is
recommended that each of the sites be preserved within a minimum 25 foot buffer,
and thal a temporary silt fence be placed around each site prior to any ground
disturbing activities. An archaeological monitor should confirm the location of the
buffer/fencing and should confirm that the sites are avoided during construction
aclivities.





















METHODOLOGY

ARCHIVAL REVIEW

Prior to conducting fieldwork, relevant archives and literature were reviewed. This
included, but was not limited to, studying the previous archaeological reports for sites
in Lee County, reviewing information from the Master Site File in Tallahassee
concerning nearby sites, and examining USGS maps of the project area.

RESEARCH DESIGN

This assessment was conducted primarily to assess the site integrity of three
previously recorded NRHP eligible sites on the subject parcel, and to document any
changes to the sites since their discovery in 2007. Additionally, the assessment
included due diligence testing to determine if any previously unrecorded cultural
resources occur within the Owl Creek parcel. This incorporated the use of certain
predictive archaeological site models. These models postulate that elevated
hammocks adjacent to wetlands (i.e. creeks an rivers) and elevated sand hill features
are medium- to high-probability areas for being associated with prehistoric
archaeological sites. These features can be identified by examining vintage aerial
photographs taken prior to modern development.

FIELDWORK

The three known archaeological sites were revisited and documented. No additional
testing was conducted within the known resources. A pedestrian survey was
conducted on the rest of the parcel with judgmental shovel tests dug in any higher
probability areas. All test holes were 5S0cm in diameter and dug to a one meter depth,
All sediments were screened through Y”-mesh hardware cloth and all cultural
materials were collected. Shovel test forms were completed and a handheld GPS unit
was used to record the location of all test holes and surface finds. A single test was
positive for prehistoric material and was delineated in cardinal directions at m

intervals.

COLLECTIONS

Recovered cultural materials were bagged in self-sealing bags. Field notes and maps
repose at the AHC offices.





































RESULTS AND RECOMMENDATIONS

The three previously recorded archaeological sites were successfully relocated and
subject to pedestrian survey and assessment of current conditions. It was determined
that all of the previously recorded archaeological sites: 81.1.2397, 8112398, and
81.1.2399 have not changed in their preservation quality nor have they been altered by
any development activities. The sites retain their integrity in good to excellent
condition and remain eligible for listing in the NRHP and should be avoided by future
development,

In addition to the review of the previously recorded sites, one newly recorded
prehistoric site, 8LL.2825 was discovered during the course of this assessment. Site
8112825 is located in a plowed agricultural field (figure 15), and has been intensely
disturbed. Cultural materials were sparse, and included very small ceramic sherds and
a lithic flake (Figure 16). Based on the level of disturbance and lack of significant
cultural materials or context, the site is not regarded as eligible for listing on the
National Register of Historic Places.

The developer proposes to preserve sites 8LL2397, 8L.1.2398, and 8LL2399. 1t is
recommended that each of the sites be preserved within a minimum 25 foot buffer,
and that a temporary silt fence be placed around each site. An archaeological monitor
should confirm the location of the buffer/fencing and confirm that the sites are
avoided during construction activities.
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ARCHAEOLOGICAL SITE FORM

Clect

SITE DETECTION SITE BOUNDARY
Ono field check Oexposed ground Oscreened shovel Obounds unknown  Cremote sensing  [Clunscreened shovel
Oliterature search Oposthole tests Xscreened shovel-1/4" Onone by recorder  [exposed ground  XIscreened shovel
Oinformant report Oauger tests Oscreened shovel-1/8" Oliiterature search ~ Oposthole tests Oblock excavations
Oremote sensing Ounscreened shovel [Clscreened shovel-1/16” Oinformant report ~ Clauger tests Oestimate or guess

Other methods; number, size, depth, pattern of units; screen size (attach site plan)
Total of four (4) positive ghovel tests.

Extent/Size (m?)

490 Depth/stratigraphy of cultural deposit {describe below)
Average assemblage depth is 0 to ~50cm below surface

Temporal Interpretation - Components (check one): Osingle component Omultiple component Xluncertain
Describe each occupation in plan (refer to attached large scale map) and stratigraphically. Discuss temporal and functional interpretations:

Integrity - Overall disturbance;:  Cdnone seen  [minor [Osubstantial  XImajor [Credeposited [Odestroyed-document! Cunknown

Disturbances / threats / protective measures
Cleared for agriculture. some site soils are preserved but cultural materials are fragmented and
poorly preserved.

Excavation: # nonc blocks

mZ  # collection tig

Surface collection: area collected its ‘

* Subsurface

®count QOestimate urface

COLLECTION SELECTIVITY ARTIFACT CATEGORIES and DISPOSITIONS — -
Ounknown  Bdunselective (all artifacts) A _ - Lithics fz::*:é : :r'tsizft'::;;;r:g :Zfe ::‘tse‘db:n:lft
Oselective (some artifacts) A - Rboriginal ceramics

Omixed selectivity
SPATIAL CONTROL
Ouncollected [Cgeneral (not by subarea)
Ounknown  [Xcontrolled (by subarea)
Ovariable spatial control
Oother (describe in comments below)
Artifact Comments

A- category always collected

S - some items in category collected

O .- observed first hand, but not collected
R - collected and:subsequently left at site
| - informant reported category present
U.- unknown

and a single chert flake.

artifacts were gparse and highly fragmented and contained small Sant Tempered Plain crumb flakes

DIAGNOSTICS (type or mode, and frequency: e.g., Suwanee ppk, heat-treated chert, Deptford Check-stamped, ironstone/whiteware)

1. N= 4. N= 7. =
2. = 5. N= 8. =
3. = 6. N 9. =

Nearest fresh water: Type_Small Stream

Name O Creek

Distance from site (m) ___ 60

Topography_Stream shore

Natural community MESIC FLATWOODS
Local vegetation

Elevation: Min

m Max_ 2

Present land use _Cattle grazing

SCS soil series

Soil association

Accessible Documentation Not Filed with the Site File - including field notes, analysis notes, photos, plans and other important documents

Maintaining organization

Document type
Document description

1)

File or accession #'s

Document type

Maintaining organization

Document description

File or accession #'s

Informant Information: Name

Address / Phone / E-mail

Recorder Information: Name Alan Noe, Wes White

Affiliation _Archaeological & Historical Conservancy, Inc.

Address / Phone / E-mail 4800 SW 64th Ave Suite 107, Davie, F1 33314 / (954) 792-9776 / archgcl@bellsouth.net

Required

Attachments

© PHOTOCOPY OF 7.5' USGS QUAD MAP WITH SITE BOUNDARIES MARKED and SITE PLAN
Plan at 1:3,600 or-larger. Show boundaries, scale; north arrow, test/collection units, landmarks and date.







Analysis of Impacts
from Proposed
Changes

(Exhibits M14, M16 & T5)

CPA2020-00004 & CPA2020-00005
Traffic Impact Statement
Supplement to Traffic Impact Statement - March 2021
Revised Public Facilities Impact Narrative - February 2022
Includes LCU No Objection Letter for FGUA Sanitary Service
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Owl Creek - Public Facilities Impacts Narrative Page 2 of 6

criteria established in the indigenous management plan is achieved for at
least five consecutive years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unique
upland habitats, as defined, must meet the following:

a. The area of the Rare and Unique upland habitats must comply
with the minimum dimensions required for indigenous open space
areas set forth in the LDC.

b. The land where creation and/or restoration of indigenous Rare
and Unique upland habitats will occur must contain the soil(s)
needed to support the establishment and success of the
indigenous Rare and Unique upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation
may not count towards the density incentive unless restored to
standards established in an approved site specific ecological
restoration plan. The ecological restoration plan must inciude, at a
minimum, a replanting plan, habitat restoration plan, success
criteria, and long-term monitoring and maintenance criteria.

d. A Conservation Easement, to be dedicated to the appropriate
maintenance entity that provides Lee County or some other public
agency, acceptable to Lee County, with third party enforcement
rights must be recorded for areas used towards the density
incentive. All Conservation Easements required as part of the
planned development must be recorded within 5 years from first
development order approval.

There is a concurrent minor residential planned development application for +342.68 acres to
accommodate the proposed clustered development (DCI12021-00011). The resultant density for
the subject property will be a maximum of 380 single-family and/or two-family attached dwelling
units which is an increase of 157 dwelling units that could be developed under the existing
conditions. The following analysis establishes that the additional proposal will not adversely
impact public services.

Sanitary Sewer

The Owl Creek property’s existing and proposed density does not meet those required for
connection and the site is not located within a franchised service area. Placing the Owl Creek
property on centralized sanitary sewer service is a benefit to the public given the location of the
adjacent waterways. Given that the Owl Creek property is not currently in a sanitary sewer
service area, if single-family residences were developed on the property, each unit would have
to be on an individual septic system that would be subject to individual maintenance or lack of
maintenance at the whim of the individual homeowner.

The project proposes that the project area be added to the Florida Governmental Utility
Authority (FGUA) service area with privately funded expansion of sewer infrastructure to serve
the project. A letter of availability dated September 3, 2020 is attached demonstrating that
FGUA presently has sufficient treatment capacity to accommodate the proposed flows. The
letter further indicated that FGUA has wastewater lines in operation in the vicinity of the site,
however, developer funded system enhancements such as line extensions may be required.
The closest sewer forcemain is 16” located approximately 2.75 miles away at Bayshore Rd. &
Bay Point Blvd. A letter of no objection from Lee County Utilities has been obtained and is
attached. During design, the FGUA Utilities Operations Manual requires the project engineer to
perform hydraulic computations to determine what impact, if any, this project will have on their
existing water and wastewater systems.

Although Lee County Utilities has indicated in the submitted letter of availability that it presently
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Owl Creek - Public Facilities Impacts Narrative Page 3 of 6

has sufficient capacity to provide sanitary sewer service which would be provided by the City of
Fort Myers North Water Reclamation Facility, the nearest wastewater mains are located on the
south side of the Caloosahatchee River along S.R. 80 (Palm Beach Blvd). Connection to the
Lee County system is not possible since the existing SR 31 bridge is a draw bridge. Since
FGUA’s wastewater facilities are located in the same vicinity of the nearest Lee County Utilities
water facilities, connection to FGUA is the most economically viable option. Lee County Utilities
has issued a letter of no objection to FGUA providing sanitary sewer service to the site. The
2019 Concurrency Report states that all systems are operating within capacity and meet the
LOS standard for unincorporated Lee County.

The plant has a permitted treatment capacity of 4.25 million gallons per day (MGD). The Level
of Service (LOS) Standard, per Lee Plan Policy 95.1.3, is 200 gallons per day per Equivalent
Residential Connection (ERC) or for the purposes of this analysis, per each residential dwelling
unit that is connected to the system. The Owl Creek project proposes to connect a maximum of
385 residential dwelling units to the FGUA sewer system.

Existing Development Potential: 223 maximum residential
223 ERC x 200 GPD = 44,600 GPD

Proposed Development Potential; 157 additional (380 maximum residential):
157 ERC x 200 GPD = 31,400 GPD

Total: 76,000 GPD

According to the 2019 Lee County Concurrency Report, major regional central systems
providing service in unincorporated Lee County includes BSU, FGUA, City of Fort Myers (FM),
GIWA, and LCU and all systems are operating within capacity and meet the LOS standard for
unincorporated Lee County.

The Del Prado Wastewater Treatment Plant had a maximum average daily flow over a 12
month period of 5.205 MGD in August 2019. The maximum three-month average daily flow was
4.087 in September 2019. The permitted capacity of 4.250 is annual average daily flow and not
maximum. The submitted letter of availability from FGUA demonstrates that they have sufficient
treatment capacity to accommodate the flows of up to 110,000 GPD which exceeds the 76,000
GPD. FGUA has programmed plant expansions and expansion of the disposal of treated
effluent, including providing effluent to the City of Cape Coral for irrigation uses. These plant
expansions will allow FGUA to continue to expand the sewer service they provide to North Fort
Myers, including to the Owl Creek project.

Potable Water

The Owl Creek property’s existing and proposed density does not meet those required for
connection and the site is not located within a franchised service area. Placing the Owl Creek
project on centralized potable water service is a public benefit given it would eliminate individual
wells with their associated impacts. An amendment to Lee Plan Map 6 is proposed to place the
property within the Lee County Utilities Future Water Service Area to allow for privately funded
expansion of water infrastructure to serve the project. A letter of availability from Lee County
Utilities is attached demonstrating sufficient capacity exists and that the site will be serviced by
North Lee County Water Treatment Plant. The LOS standard for Potable Water is 250 gallons
(per Policy 95.1.3) per residential connection or unit.

Existing Development Potential: 223 maximum residential
223 ERC x 250 GPD = 55,750 GPD
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Proposed Development Potential: 157 additional {380 maximum residential):
157 ERC x 250 GPD = 39,250 GPD

Total: 95,000 GPD

According to the 2019 Concurrency report, Lee County Utilities has a capacity of 50.9 MGD and
planned capacity of 55.3 MGD. In 2016, 158,611 ERCs were served by LCU. The number of
ERCs projected for 2023 are 177,652 units with 223,893 units projected for 2040. Lee County
Utilities has excess capacity to accommodate the currently approved 223 maximum dwelling
units and the additional proposed 157 dwelling units totaling 380 dwelling units. The additional
units are well within the projected growth of 177,652 ERCs to be served by 2023 and 223,893
ERCs to be served by 2040. Therefore, Lee County Utilities has adequate capacity to service

the proposed development.

Surface Water/Drainage Basins
Lee Plan Map 18 identifies the subject property as being within the Trout Creek and Owl Creek

Watershed areas. These creeks traverse the property and are tidally influenced in the area of
the project. These creeks connect to the Caloosahatchee River just south of the project area.
LOS standards for surface water management are contained in Lee Plan Policy 95.1.3 which
provides a system requirement to prevent the flooding of designated evacuation routes on Lee
Plan Map 15 from the 25-year, 3-day storm event (rainfall) for more than 24 hours. Runoff from
the developed site will continue to discharge to tidal creeks and rivers and will not cross any
public road or evacuation route. The developed site will contain increased site storage and
decreased discharge compared to the current site conditions. The 2019 Concurrency Report
confirms that none of the evacuation routes in the studied watersheds are anticipated to be
flooded for more than 24 hours, and that new developments that receive approval from the
South Florida Water Management District will be deemed concurrent with the Lee Plan’s surface
water management LOS. The Owl Creek project will receive approval for an Environmental
Resource Permit from the South Florida Water Management District and, as such, will be
concurrent with the surface water management Level of Service standards of the Lee Plan.
Please refer to the Stormwater Planning Report for more details.

Parks, Recreation, and Open Space
The Lee Plan measures the minimum acceptable Level of Service for Parks, Recreation, and

Open Space by two standards, Regional Parks and Community Parks. Policy 95.1.3 provides
the minimum acceptable levels of service. For Regional Parks, it is 6 acres of developed
regional park land open for public use per 1,000 total seasonal county population. For
Community Parks, it is .8 acres of developed standard community parks open for public use per
1,000 permanent population, unincorporated Lee County. The non-regulatory Desired Future
Level of Service for Community Parks is two (2) acres per 1,000 permanent population.

Regional Parks
The 2019 Lee County Concurrency report states there are 3,029 acres of existing

Regional Parks by Lee County, representing roughly 43% of the existing regional park
acreage when considering all jurisdictions. The inventory of existing regional parks
operated by local, state and federal governments totals 7,051 acres which is sufficient to
meet the required standard of 6 acres per 1,000 total seasonal county population:
842,000 [seasonal county population] (6 acres/1,000) = 5,052 acres

The report further states that the existing inventory meets the regional park level of
service standard in the county for the year 2018 and will continue to do so at least
through the next five years of the CIP.

The requested 380 dwelling units (increase of 157 units) will not negatively impact the
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regional parks level of service. The non-regulatory level of service standard is 5,052
acres of Regional Parks is far exceeded with the existing 7,051 acres. There is
adequate acreage within the existing Regional Parks to meet the needs of the 380
dwelling units.

Community Parks
The non-regulatory Level of Service Standard for Community Parks is currently eight-
tenths (0.8) acres of developed standard Community Parks open for public use per
1,000 permanent population in the unincorporated area of each district. The 2019
Concurrency Report states that there are 743 acres of existing Community Parks within
unincorporated Lee County. The capacity needed to meet the Lee Plan non-regulatory
level of service standard is equal to:
355,737 [permanent county population/unincorporated areas only] (0.8
acres/1,000) = 285 acres
The report further states that the existing inventory exceeds the community park level of
service standard in the county for the year 2018 and will continue to do so at least
through the next five years of the CIP.

The requested 380 dwelling units (increase of 157 units) will not negatively impact the
community parks level of service. The non-regulatory level of service standard of 285
acres of Community Parks is far exceeded with the existing 743 acres. There is
adequate acreage within the existing Community Parks to meet the needs of the 380
dwelling units.

Public Schools

The Owl Creek project is located within the East Zone, E2. Lee Plan Policy 67.1.1 and Policy
95.1.3(6) provide that the level of service standards for Elementary School, Middle School, High
School and Special Purpose Facilities is 100% of Permanent FISH Capacity as adjusted by the
School Board annually to account for measurable programmatic changes.

The 2019 Concurrency Report shows the following for the east zone: elementary schools: 448
total available capacity, middle schools: 439 deficit in available capacity, high schools: 524
deficit in available capacity on January 23, 2019 and projected capacity for 2019-2020 shows
the same capacity for elementary schools, a deficit of 219 for middle schools and a deficit of 28
for high schools. Interim deficits are met by adding 220 portable middle school seats and an
addition at Lehigh High which added 496 high school seats. LOS standards will be met by the
construction of a new middle school to open in 2021-2022 which will add 1,210 seats and new
high school to open portables in 2020-2021 with 380 freshman seats followed by opening in
2021-2022 creating 1,520 additional seats. This will result in all zones meeting the adopted
LOS standard.

The School District of Lee County uses a generation rate of .297 students per each single-family
dwelling unit. This rate is further broken down by school type, with a rate of .149 for elementary,
.071 for middle school, and .077 for high school. Utilizing these rates results in a demand of 116
school-aged children, 57 elementary students, 27 middle school students, and 30 high school
students for the Owl Creek project, The attached letter from The School District of Lee County
evaluated 440 dwelling units and demonstrates that although capacity is an issue within the
Concurrency Service Area (CSA) at the high school level, capacity is available in the adjacent
CSA. The concurrency system allows contiguous districts to provide capacity when capacity in
the project’s District is not available.
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Solid Waste
Solid waste services for the property will be accomplished at the Lee County Resource

Recovery Facility and the Lee-Hendry Regional Landfill.

LOS Standard: 7 pounds per day per capita
Current Available Capacity: 8.3 pounds per day per capita

Existing Development Potential: 223 maximum residential
223 dwelling units x 2.35 persons per unit = 525 persons
525 persons x 7 Ibs/day = 3,675 Ibs

Proposed Development Potential: 157 additional (385 maximum residential):
157 dwelling units x 2.35 persons per unit = 369 persons
369 persons x 7 Ibs/day = 2,583 Ibs

Total: 6,258 Ibs

The 2019 Concurrency Report provides that all unincorporated areas of Lee County are
concurrent with the Level of Service standard set forth in the Lee Plan for solid waste The
report further states, “Af the total available system capacity of 1,134,667 tons per year, the Lee
County IWMS would be capable of providing a 7.0 Ib/capita/day level of service to a full-time
combined Lee and Hendry County population of 888,000.” The proposed increase in density
will result in the generation of an additional 2,583 pounds per day which can be accommodated
by the capacity of the Lee County Resource Recovery Facility and the Lee-Hendry Regional

Landfill.

Conclusions
As this analysis demonstrates, there are adequate public facilities to support the development of

the Owl Creek property as proposed. The plan amendment for Owl Creek will not cause any
public facility deficiencies.

S\ Jobs\85XX\ 8504\ Documents\Comp Plan Amendment\8504_Public Facilities Impact Narrative-M14-resubmittal 2.doc
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| INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill
requirements set forth by the Lee County Department of Community Development for
projects seeking amendment to the Comprehensive Land Use Plan and re-zoning
approval. The subject site is located along the south side of North River Road and
approximately 2 mile to the east of SR 31 in Lee County, Florida. Figure 1 illustrates the

approximate location of the subject site.

The analysis in this report will determine the impacts of change in land use designation
on the approximately 348.8 acre subject site from Rural and Wetlands to a Sub-Outlying
Suburban land use category to permit the development of the subject site with up to 440
single-family residential dwelling units. The analysis will also determine the impacts of
the proposed rezoning from Agricultural-2 (AG-2) to a Residential Planned Development
(RPD) to allow the subject site to be developed with up to 440 single-family residential
dwelling units. The transportation related impacts of the proposed Comprehensive Plan
Amendment will be assessed based on evaluation of the long range impact (20-year
horizon) and short range impact (5-year horizon) the proposed amendment would have on
the existing and future roadway infrastructure. The transportation related impacts of the
proposed rezoning will be evaluated based on the estimated build-out year of the project
and the impacts the proposed rezoning will have on the surrounding roadway
infrastructure. Access to the subject site is proposed to North River Road and to Owl

Creek Drive via multiple connections as shown on the site plan.

This report examines the impact of the development on the surrounding roadways. Trip
generation and assignments to the various roadways within the study area will be

completed and analysis conducted to determine the impacts of the development on the

surrounding roadways.
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II. EXISTING CONDITIONS

The subject site is bisected by Owl Creek Drive and is currently vacant. The site is
generally bordered by North River Road to the north, vacant land to the east,
Caloosahatchee River and a boat storage facility to the south, and by residential uses and

vacant land to the west.

North River Road is a two lane undivided arterial that borders the subject site to the
north. North River Road has a posted speed limit of 55 mph and is under the jurisdiction
of the Lee County Department of Transportation.

Owl Creek Drive is a two lane undivided local roadway that bisects the subject site.
Based on the Lee County’s Find My Road GIS webpage, Owl Creek Drive has a speed

limit of 25 mph and is privately maintained.
III. COMPREHENSIVE PLAN AMENDMENT

The Comprehensive Plan Amendment would change the future land use designation on
the approximate 348.8 acre subject site from Rural and Wetlands to a Sub-Outlying
Suburban land use category to permit the development of the subject site with up to 440
single-family residential dwelling units. Under the existing Rural land use category,
approximately 213.2 acres of property can be developed with up to 213 residential
dwelling units (1 dwelling unit/acre). The remaining of the property (135.6 acres) is
under the Wetlands land use category and can be developed with up to 7 residential
dwelling units (1 dwelling unit/20 acres). Therefore, under the existing Rural and
Wetlands land use categories the subject site can be developed with a total of 220
residential dwelling units. Table 1 summarizes the land uses that could be constructed

under the existing land use designations and the intensity of uses under the proposed land

use designation.
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Table 3
Trip Generation
Based on Proposed Land Use Category
Owl Creek

_ Weekday AM Peak Hour | Weekday PM Peak Hour | Daily

 _In | Out | Total | In | Out | Total | (2-way)
Single-Family " ' ‘ |

Detached Housing 79 238 317
(440 Dwelling Units)

Land Use

Table 4 indicates the trip generation difference between the proposed and existing land
use categories. The long range transportation impact (20-year horizon) and the short
range transportation impact (5-year horizon) will be evaluated based on the resultant trip

change illustrated in Table 4.

Table 4
Trip Generation — Resultant Trip Change
Owl Creek
A.M. Peak Hour P.M. Peak Hour Daily

Land Use

Proposed Land Use Designation
(440 Dwelling Units)
Existing Land Use Designation -40
(220 Dwelling Units)

Resultant Trip Change

The resultant trip change in Table 4 indicates that the trip generation will be increased in

the AM and PM peak hour conditions as a result of this land use change.

V. COMPREHENSIVE PLAN AMENDMENT ANALYSIS

The Comprehensive Plan Amendment would change the future land use designation on
the approximately 348.8 acre subject site from Rural and Wetlands to a Sub-Outlying
Suburban land use category to permit the development of the subject site with up to 440

single-family residential dwelling units. The transportation related impacts of the
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Road would to operate at acceptable Level of Service as a four-lane facility. All other
roadways are shown to operate at or above the minimum recommended Level of Service

in 2040 both with and without the project traffic added to the surrounding roadway

segments.

A Level of Service analysis for the 2040 Existing plus Committed (E + C) roadway
network is attached to this report for reference. Table 1A and Table 2A reflect the Level
of Service analysis based on the 2040 conditions. The resultant land use change will not
impact the results of the Level of Service analysis as reported in the adopted 2040 travel
model. Therefore, no changes to the adopted long range transportation plan are required

as result of the proposed land use change.

Short Range Impacts (5-year horizon)

The 2020 — 2024 Lee County Five Year Capital Improvement Programs (CIP) as well as
the Florida Department of Transportation Adopted Work Programs were reviewed to
determine the short term impacts the proposed land use change would have on the
surrounding roadways. Based on the review, the only roadway improvement funded
within the vicinity of the subject site is the widening of SR 31 to a four lane facility from
SR 78 (Bayshore Road) to Cook Brown Road. There are no other programmed

improvements to the roadway network identified in either work program within the

vicinity of the subject site.

As can be depicted from Table 4 of this report, the proposed map amendment will
increase the overall trip generation potential of the subject site by approximately 156
vehicles during the A.M. peak hour and 204 vehicles during the P.M. peak hour. Table
3A and Table 4A attached to this report indicate the projected 5-year planning Level of
Service on the area roadways based on the additional trips shown in Table 4. The existing
peak hour, peak season, peak direction traffic volumes on the various roadway links
maintained by Lee County were obtained from the most recent Lee County Public
Facilities Level of Service and Concurrency Report. The existing peak hour, peak

season, peak direction traffic volumes for state maintained roadways were derived by
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The trips the proposed development is anticipated to generate, as shown in the Table 3,
were assigned to the surrounding roadway network based upon the routes drivers are
anticipated to utilize to approach the subject site. Based on the current and projected
population in the area and other existing or planned competing/complementary uses in
the area, a distribution of the site traffic was formulated. Figure 2 illustrates the
anticipated trip distribution on North River Road as well as the assignment of the project

related trips to the site access drive on North River Road and adjacent intersections.

In order to determine which roadway segments surrounding the site will be significantly
impacted as outlined in the Lee County Traffic Impact Statement Guidelines, Table SA,
contained in the Appendix, was created. This table indicates which roadway links will
experience a significant impact as a result of the added development traffic. Significant
impact is defined as any roadway projected to experience greater than 10% of the Peak

Hour — Peak Direction Level of Service “C” volumes.

The Level of Service threshold volumes were derived based on the Lee County’s
Generalized Peak Hour Directional Service Volumes table as well as FDOT’s
Generalized Peak Hour Directional Volumes, Table 7. Based on the information
contained within Table 5A, North River Road west of Owl Creek Drive as well as SR 31
between SR 80 (Palm Beach Boulevard) and North River Road are shown to be
significantly impacted due to the addition of the project traffic.

Level of Service Analysis

A horizon year analysis of 2025 was selected as the analysis year to evaluate the future
impacts this project will have on the surrounding roadway network. Based on this horizon
year, a growth rate was applied to the existing traffic conditions for all roadway links in
the study area. Based on the project distribution illustrated on Table 5A, the link data was
analyzed for the year 2025 without the development and year 2025 with the development.
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Table 6A in the Appendix of the report indicates the methodology utilized to obtain the
year 2025 background and build-out traffic volumes. The existing peak hour, peak
season, peak direction traffic volumes on the roadway links maintained by the Lee
County were obtained from the most recent Lee County Public Facilities Level of
Service and Concurrency Report. The existing peak hour, peak season, peak direction
traffic volumes for state maintained roadways were derived by factoring the latest AADT
volumes by appropriate K & D factors. The existing peak hour, peak season, peak
direction traffic volumes were then factored by the appropriate annual growth rates in
order to obtain the 2025 background traffic conditions on the area roadway network. The
growth rates for each roadway were calculated based on historical traffic data obtained
from the FDOT’s Florida Traffic Online resource as well as the traffic data from the
latest Lee County Traffic Count Report.

Figure 3 indicates the year 2025 peak hour — peak direction traffic volumes and Level of
Service for the various roadway links within the study area. Noted on Figure 3 is the peak
hour — peak direction volume and Level of Service of each link should no development
occur on the subject site and the peak hour — peak direction volume and Level of Service
for the weekday A.M. and P.M. peak hours with the development traffic added to the
roadways. This figure is derived from Table 2A contained in the Appendix.

As can be seen from Figure 3, the roadway links analyzed as part of this report will not
be adversely impacted as a result of the proposed rezoning request. All roadway segments
analyzed will maintain the minimum recommended Level of Service. Therefore, roadway

capacity improvements will not be warranted as a result of the additional traffic to be

generated by the proposed rezoning request.
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Intersection Analysis

Intersection analysis was performed at the unsignalized intersection of North River Road
and Owl Creek Road as well as at the proposed western project’s access driveway to
North River Road based on the latest version of the Highway Capacity Software
(HCS™). The analysis was based on the projected 2025 weekday AM and PM peak hour
traffic with the project traffic conditions. The weekday AM and PM peak hour peak
season through volumes on North River Road were determined from the traffic counts
obtained from Lee County Transportation Data Management System webpage. The
existing through traffic volumes were then increased by a growth rate factor to determine
the projected 2025 background turning movement volumes. The projected project traffic
volume from Figure 2 was then added to the intersections. The volumes utilized for the
intersection analysis can be found in the Appendix of this report in the Development of

Future Year Background Turning Movement volumes spreadsheets.

Based upon the results of the capacity analysis at the unsignalized intersection of North
River Road and Owl Creek Road as well as at the proposed western project’s access
driveway to North River Road, all movements were shown to operate at acceptable Level
of Service in 2025 with the proposed development traffic added to the intersections in the
AM and PM peak hour conditions. Therefore, no intersection improvements are

warranted as a result of this analysis.

Turn lane improvements at the site access drive intersections will be evaluated at the time

the project seeks a Local Development Order approval.

VII. CONCLUSION

The proposed development is located along the south side of North River Road and
approximately 2 mile to the east of SR 31 in Lee County, Florida. Based upon the
roadway link Level of Service analysis conducted as a part of this report for both a
Comprehensive Plan amendment and rezoning request, the development of the subject

site meets the requirements set forth by the Lee County Comprehensive Plan and Land
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Development Code in that there is sufficient capacity available to accommodate the new
trips that will be generated by the proposed development. Therefore, no roadway capacity
improvements will be warranted as a result of the additional traffic to be generated by the

proposed Comprehensive Plan amendment and rezoning requests.

The 2040 Financially Feasible Roadway network and the short term 5-year Capital
Improvement Program currently in place in the Lee County will not require any
modification in order to accommodate the proposed Land Use Change. The rezoning
analysis also indicates that the subject site will not have an adverse impact on the
surrounding roadway network. Therefore, no roadway capacity improvements are

necessary to accommodate the proposed development.

Based upon the results of the capacity analysis at the unsignalized intersection of North
River Road and Owl Creek Road as well as at the proposed western project’s access
driveway to North River Road, all movements were shown to operate at acceptable Level
of Service in 2025 with the proposed development traffic added to the intersections in the
AM and PM peak hour conditions. Therefore, no intersection improvements are

warranted as a result of this analysis.

K:\2020006 June\ 14 Owl Creek Due Diligence\CPA & Zoning\7-29-2020 Report.doc
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TABLE 1A
LEVEL OF SERVICE THRESHOLDS
2040 LONG RANGE TRANSPORTATION ANALYSIS - OWL CREEK

GENERALIZED SERVICE VOLUMES

2040 E + C NETWORK LANES LOSA LOSB LOSC LOSD LOS E
ROADWAY ROADWAY SEGMENT # Lanes Roadway Designation VOLUME VOLUME VOLUME VOLUME VOLUME
N. River Rd E. of Owl Creek Dr 2LU Uninterrupted Flow Highway 130 420 850 1,210 1,640
W. of Owl Creek Dr 2LV Uninterrupted Flow Highway 130 420 850 1,210 1,640
SR 31 N. of N. River Rd. 41D Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
S.. of N. River Rd. 41D Arterial 0 0 1,910 2,000 2,000
S..of SR78 4D Arterial 0 0 1,910 2,000 l 2,000
SR 78 (Bayshore Rd) W. of SR 31 2LV Arterial 0 0 872 924 924
SR 80 (Palm Beach Bivd) W. of SR 31 6LD Arterial 0 0 3,087 3,171 3,171
E. of SR 31 4D Arterial 0 0 2,006 2,100 2,100
E. of Buckingham Rd 41D Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
Buckingham Rd S. of SR 31 21U Arterial 0 140 800 860 860

:] - Denotes the LOS Standard for each roadway segment

* Level of Service Thresholds for Lee County arterials were taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016)
* Level of Service Thresholds for state mantained roadways were taken from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7.







TABLES 3A & 4A
5-YEAR LOS ANALYSIS







TOTAL PROJECT TRAFFIC AM =
TOTAL PROJECT TRAFFIC PM =

ROADWAY
N. River Rd

SR 31

SR 78 (Bayshore Rd)

SR 80 (Palm Beach Blvd)

Buckingham Rd

156
204

ROADWAY SEGMENT
E. of Owl Creek Dr
W. of Owl Creek Dr

N. of N. River Rd.
S.. of N. River Rd.
S_of SR78
W. of SR 31
W of SR 31
E of SR 31

E. of Buckingham Rd

S. of SR 31

TABLE 4A

LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS

VPH IN=
VPH IN=

LCDOT PCS OR BASE YR 2018/2019

FDOT SITE # ADT ADT
348 2,200 2,900
348 2,200 2,900

120273 4,937 9,292
121001 9,500 11,000
120030 9,800 13,500
121002 7,700 10,600
126005 26,004 35,000
120085 29,500 36,500
120012 19,200 28,000
1 8,400 11,400

OWL CREEK
OouT= 117
ouT= 76
2018/2019 2025
PKHR PKHR PK SEASON
YRS OF ANNUAL PK SEASON PEAKDIRECTION VIC
GROWTH.' RATE PEAKDIR? VOLUME LOS Ratio
8 351% 166 21 B 0.13
8 351% 166 211 B 0.13
15 4.31% 460 592 B 0.23
15 2.00% 564 635 c 0.33
15 2.16% 656 746 C 0.85
15 2.15% 515 585 C 0.63
" 2.74% 1,701 2,000 c 0.63
15 2.00% 1,774 1,998 0.95
15 2.55% 1,361 1,582 B 0.48
9 3.45% 529 671 C 0.78

1 AGR for all roadways was calculated based the historical traffic data obtained from Lee County Traffic Count Report and Florida Traffic Online webpage.

2 Current peak hour peak season peak direction traffic volumes for all County roadways were obtained from the 2019 Lee County Public Faciiities Level of Service and Concurrency Report

2 Current peak hour peak season peak direction traffic volumes for state mantained roadways were obtained by adjusting the 2019 AADT by the appropriate K and D factors

FDOTSta.# K D
120273 0095 0521
121001 0095  0.540
120030 0090  0.540
121002 0090 0540
126005 0030  0.540
120085 0.090  0.540
120012 0090 0540
2025
PERCENT BCKGRND
PROJECT AMPROJ PMPROJ +AMPROJ  VIC
IRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio
5% 6 6 217 B 0413
95% 111 122 23 B 020
20% 23 26 616 B 024
75% 88 96 723 038
50% 59 64 804 C 091
25% 29 32 615 C 067
5% 41 45 2041 C 064
10% 12 13 2,009 0.96
3% 4 4 1,566 0.48
4% 5 5 676 C 079

2025
BCKGRND
+ PM PROJ vic
VOLUME LOS Ratio
218 B 0.13
333 B 0.20
618 B 024
731 0.38
810 c 092
617 c 067
2,045 c 0.64
2,010 D 0.96
1,586 0.48
676 Cc o079







TABLE 5A
LEVEL OF SERVICE THRESHOLDS

OWL CREEK
TOTAL AM PEAK HOUR PROJECT TRAFFIC = 317 VPH IN= 79 ouT= 238
TOTAL PM PEAK HOUR PROJECT TRAFFIC = 421 VPH IN= 265 ouT= 156
PERCENT
LOS A LOSB LOSC LOSD LOSE PROJECT PROJECT PROJ/
ROADWAY ROADWAY SEGMENT #LANES ROADWAY DESIGNATION VOLUME: VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOSC
N. River Rd E. of Owl Creek Dr 2LU Uninterrupted Flow Highway 130 420 850 1,210 1,640 5% 13 1.6%
W. of Owl Creek Dr 2Lu Uninterrupted Flow Highway 130 420 850 1,210 1,640 95% 252 29.6%
SR N. of N. River Rd. 4D Uninterrupted Flow Highway 0 1.800 2,600 3,280 3,730 20% 53 2.0%
S.. of N. River Rd. 4LD Arterial 0 0 1,910 2,000 2,000 75% 199 10.4%
S..of SR78 2LU Arterial 0 0 830 880 880 50% 133 16.0%
SR 78 (Bayshore Rd) W. of SR 31 2LU Arterial 0 0 872 924 924 25% 66 7.6%
SR 80 (Paim Beach Bivd) W. of SR 31 6LD Arterial 0 0 3,087 3171 3,171 35% 93 3.0%
E.of SR 31 4D Arterial 0 0 2,006 2,100 2,100 10% 27 1.3%

D - Denotes the LOS Standard for each roadway segment

* Level of Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016)
* Level of Service Thresholds for State mantained roadways were taken from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7.
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TABLE 7

Generalized Peak Hour Directional Volumes for Florida’s

Urbanized Areas

STATE SIGNALIZED ARTERIALS
Class I (40 mph or higher posted speed limit)
C

Lanes Median B D E
1 Undivided * 830 880 **
2 Divided * 1,910 2,000 ¥
3 Divided * 2,940 3.020 **
4 Divided * 3,970 4,040 b

Class II (35 mph or slower posted specd limit)

Lanes Median B C D E
1 Undivided ¥ 370 750 800
2 Divided * 730 1,630 1,700
3 Divided * 1,170 2,520 2,560
4 Divided * 1,610 3,390 3.420

Non-State Signalized Roadway Adjustments
(Alter corresponding state volumes
by the indicated percent.)
Non-State Signalized Roadways - 10%

Median & Turn Lane Adjustments

Exclusive Exclusive Adjustment
Lancs Median LeftLanes  Right Lanes Factors

1 Divided Yes No +5%

1 Undivided No No -20%
Multi  Undivided Yes No -5%
Multi  Undivided Na No -25%

- — - Yes +5%

One-Way Facility Adjustment
Multiply the corresponding directional
volumes in this table by 1.2

FREEWAYS
Core Urbanized
Lanes B C D E
2 2,230 3,100 3,740 4,080
3 3,280 4,570 5,620 6,130
4 4310 6,030 7.490 8,170
5 5,390 7,430 9,370 10,220
6 6,380 8,990 11,510 12,760
Urbanized
Lanes B C D E
2 2,270 3,100 3,890 4,230
3 3,410 4,650 5.780 6,340
4 4,550 6,200 7.680 8,460
5 5,690 7,760 9,520 10,570
Freeway Adjustments
Auxiliary Ramp
Lane Metering
+ 1,000 +5%

UNINTERRUPTED FLOW HIGHWAYS

Lanes Median B C D E
1 Undivided 580 890 1,200 1,610
2 Divided 1,800 2,600 3,280 3,730
3 Divided 2,700 3,900 4,920 5,600
Uninterrupted Flow Highway Adjustments
Lancs Median Exclusive left lanes Adjustment [actors
1 Divided Yes +5%
Multi  Undivided Yes -5%
Multi  Undivided No -25%

BICYCLE MODE?
(Multiply vehicle volumes shown below by number of
directional roadway Janes to determine two-way maximum service

volumes.)
Paved
Shoulder/Bicycle
Lane Coverage B C D E
0-49% * 150 390 1,000
50-84% 110 340 1,000 >1,000
85-100% 470 1,000 >1,000 *x
PEDESTRIAN MODE?

(Multiply vehicle volumes shown below by number of
directional roadway lanes to determine two-way maximum service

BUS MODE (Scheduled Fixed Route)?
(Buses in peak hour in peak direction)

Sidewalk Coverage B C D E
0-84% >5 >4 23 >2
85-100% >4 >3 22 >1

volumes.)

Sidewalk Coverage B C D E
0-45% * * 140 480 |I
50-84% * 80 440 800
85-100% 200 540 880  >1,000

Yalues shown are presented as peak hour directional volumes for levels of service and
are for the antomobile/irick modes unless specifically stated. This table does not
constifute a standard and should be used only for genernl planning spplications The
computer models from which this table is derived should be used for inore specific
planning applications. The table and deriving computer models should not be used for
comidor or intersection design, where more refined techniques exist, Calculations are
based on planning applications of the HCM and the Transit Capacity and Quality of
Service Mannal.

?Level of service for the bicycle and pedesirian modes in this table is based on
oumber of vehicles, not number of bicyclisis or pedestrians nsing the facility.

2 Buses per hour shown are only for the peak hour in the single direction of the higher mflic
flow.

- # Cannot be achieved using (nble input value defsnlis. -

2% Not npplicable for that level of service letter grade. For the automobile mode,
volumes greater than level ofservice D become F because intersection capacities have
been reached. For the bieycle mode, the level of service letter prade (inchuding F) is not
achievable becanse there is no maximum vehicle volinne threshold using table input
vahie defaults,

Source:

Florida Department of Transporiation
Systens Implementation Office
https://www.fdpl.gov/planning/systems/,

QUALITY/LEVEL OF SERVICE HANDBOOK







FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2019 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 4650 - NORTH RIVER ROAD, EAST OF S.R. 31

YEAR AADT DIRECTION 1 DIRECTION *K FACTOR D FACTO T FACTO
2019 3400 F E 1700 w 1700 9.50 54.90 12.50
2018 3200 C E 1600 W 1600 9.50 55.20 12.50
2017 3200 T E 1600 w 1600 9.50 54.90 12.20
2016 3000 S E 1500 W 1500 9.50 54.80 15.00
2015 2800 F E 1400 W 1400 9.50 55.50 15.00
2014 2600 C E 1300 W 1300 9.50 55.20 15.00
2013 1000 s 0 o] 9.50 55.00 12.20
2012 1000 F Q 0 9.50 55.30 11.50
2011 1000 C

=
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=
[=]
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o
(%]
(%]
N
o
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AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES




FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2019 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

S8ITE:

YEAR
2018
2018
2017
201¢
2015
2014
2013
2012
2011
2010
2008
2008
2007
2006
2005
2004

0273 - SR-31,202' NORTH OF FOXHILL ROAD,LEE CO.

AADT DIRECTION 1 DIRECTION 2 *X FACTOR D FACTOR T FACTOR
9292 € N 4645 s 4547 9.50 52.10 25.30
7958 C N 4032 8 3927 S.50 54.10 26.%90
7337 C N 3712 s 3625 &.50 53.40 28.20
6620 C N 3338 s 3282 9.50 53.890 26.60
5216 C N 2618 s 2598 8.50 55.60 28.00
4853 C N 2325 s 2328 2.50 55.60 27.00
4185 C N 2099 S 2096 9.50 55.90 29.00
4217 C N 2148 s 2068 9.50 56.40 26.90
4126 C N 2084 s 2032 9.50 55.10 25.80
4034 C N 2041 S 1953 2.8 54 .46 26.00
3%64 C N 1934 ) 1970 2.81 52.26 25.10
4232 C N 2124 S 2108 9.88 55.53 23.50
6039 C N 3027 s 3012 10.95 51.84 43 .50
5719 C N 2850 s 2869 10.95 51.84 43,50
5532 C N 2773 8 2759 10.30 51.10 43.80
4937 C n 2483 s 2454 9.50 53.00 34.00

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE
§ = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; & = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRICR YEARS ARE K30 VALUES



FLLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2018 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 1001 - SR 31, SOUTH OF CR 78/NORTH RIVER ROAD (LC393)

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTCR D FACTOR T FACTOR
2019 11000 C 5500 S 5500 9.50 54.00 25.30
2018 8400 C N 4700 s 4700 9.50 55.20 26.890
2017 8800 C N 4500 s 4300 9.50 54.40 20.20
2016 8600 F N 4200 S 4400 9.50 57.70 20.20
2015 7800 C N 3800 S 4000 9.50 57.50 20.20
2014 7200 F N 3600 S 3600 8.50 56.80 20.50
2013 7000 C N 3500 S 3500 9.50 56.50 20.50
2012 7500 C N 3800 S 3700 9.50 54.20 22.60
2011 7300 F N 3700 S 3600 8.50 56.20 17.60
2010 7300 C N 3700 8 3600 S.91 56.34 17.60
2009 7100 C N 3600 S 3500 9.98 55.90 18.70
2008 7700 C N 3900 s 3800 10.16 57.01 23.50
2007 9200 C N 4600 S 4600 10.16 54.76 32.60
2006 11100 C N 5500 S 5600 8.81 55.95 43.90
2005 10400 C N 5200 S 5200 8.60 53.80 33.40
2004 9500 C N 4900 S 4600 10.00 55.10 33.40

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDX, PRIOR YEARS ARE K30 VALUES




FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2015 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 0030 - SR 31, NORTH OF SR B0/PALM BEACH BOULEVARD LC3581

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2019 13500 C N 6600 s 6900 2.00 54,00 20.80
2018 11500 € N 5600 ] 5200 2.00 55.20 18.60
2017 11200 C N 5500 ) 5700 9.00 54 .40 15.00
2016 11100 F N 5500 ] 5600 9.00 57.70 12.50
2015 10100 C N 5000 ] 5100 9.00 57.50 12.50
2014 8700 F N 4300 s 4400 9.00 56.80 14.90
2013 8500 C N 4200 s 4300 9.00 56.50 14 .50
2012 8700 C N 4400 5 4300 2.00 54.20 13.80
2011 8500 F n 4200 s 4300 5.00 56.20 13.70
2010 8500 C N 4200 s 4300 9.91 5€.34 13.70
2009 7800 C N 3800 s 4000 9.58 55.90 13.40
2008 8500 C N 4200 s 4300 10.16 57.01 12.80
2007 B700 C N 4300 s 4400 10.16 54 .76 10.80
2006 12500 C N 6100 ] 6400 10,23 54.38 33.20
2005 10500 C N 5200 5 5300 10.30 54.10 23.30
2004 8BOO C N 4800 8 5000 5.90 54.30 23.30

ARDT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE
& = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2019 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 1002 - SR 78/BAYSHORE ROAD, SOUTHWEST OF SR 31

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2019 10600 C E 5500 L 5100 9.00 54.00 22.00
2018 S600 C E 5000 W 4600 9.00 55.20 21.60
2017 8200 C E 4600 W 4600 9.00 54.40 13.00
2016 8600 F E 4300 W 4300 9.00 57.70 13.00
2015 7800 C E 33900 W 3900 $.00 57.50 13.00
2014 7300 F E 3700 W 3600 9.00 56.80 14.00
2013 7100 C E 3600 w 3500 9.00 56.50 14.00
2012 7500 C E 3800 W 3700 9.00 54.20 16.40
2011 6800 F E 3500 w 3300 $.00 56.20 14.90
2010 6800 C E 3500 W 3300 9.91 56.34 14.90
2009 6900 C E 3500 W 3400 9.98 55.80 17.00
2008 7500 C E 3800 W 3700 10.16 57.01 19.30
2007 8400 C E 4300 W 4100 10.16 54 .76 23.30
2006 8400 C E 4300 W 4100 10.23 54 .38 21.60
2005 8600 C B 4400 w 4200 10.30 54.10 25.10
2004 7700 C E 4000 W 3700 $.90 54.30 25.10
AADT FLAGS: COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

C =
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES




FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS QFFICE
2019 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 6005 - SR 80/PALM BEACH BLVD, 0.25 MI W OF SR 31. PTMS 104, LCPR 05

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2018 35000 F 0 0 9.00 54.00 12.30
2018 35091 C 0 0 9.00 64.520 12.60
2017 34000 F 0 0 9.00 64,50 11.10
201s 32970 C E 16326 W leg644 2.00 £4.90 10.40
2015 30167 C E 14945 W 15222 9.00 63.20 11.00
2014 27785 C E 13885 W 13900 g9.00 62.60 5.90
2013 26228 C E 12581 W 13247 9.00 €1.80 9.50
2012 25563 C E 12781 w o 12772 9.00 61.60 10.80
2011 26888 C E 13397 W 13491 5.00 61.60 12.40
2010 26743 C E 13334 W 13409 9.89 61.01 8.90
2009 25939 C E 12914 W 13025 9.580 62.73 9.60
2008 26004 C E 12909 W 13085 10.24 63.18 9.20

AADT FLAGS: C
S

COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



COUNTY: 12 - LEE

SITE: 0085 - SR

YEAR AADT

2019 36500 C
2018 33500 C
2017 33500 C
2016 35000 C
2015 32000 C
2014 29500 8
2013 28500 F
2012 28500 C
2011 28500 F
2010 29500 C
2009 29500 C
2008 30000 C
2007 34000 C
2006 36000 C
2005 31500 C
2004 29500 C

AADT FLAGS:

*K FACTOR:

FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2019 HISTORICAL AADT REPORT

DIRECTION 1 DIRECTION
E 18000 W 18500
E 16500 W 17000
E 16500 W 17000
E 17500 W 17500
E 16000 W 16000
E 15000 W 14500
E 14500 W 14000
E 14500 W 14000
E 14500 W 15000
E 14500 W 15000
E 14500 W 15000
E 15000 W 15000
E 17000 W 17000
E 18000 W 18000
E 15500 W 16000
E 14500 W 15000

6

80/PALM BEACH BLVD, EAST OF SR 31

C = COMPUTED; E =
S = SECOND YEAR ESTIMATE; T =
V = FIFTH YEAR ESTIMATE;

LC360
*K FACTOR D FACTOR T FACTOR
9.00 54.00 9.00
9.00 55,20 9.30
8.00 54 .40 8.50
9.00 57.70 8.20
9.00 57.50 9.00
9.00 56.80 9.20
9.00 56.50 9.20
9.00 54.20 9.20
9.00 56.20 9.40
5.81 56.34 9.40
9.98 55.90 9.50
10.16 57.01 8.10
10.16 54.76 8.50
10.23 54.38 11.00
10.30 54.10 12.10
9.9%0 54.30 12.10

THIRD YEAR ESTIMATE; R
SIXTH YEAR ESTIMATE; X

MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

FOURTH YEAR ESTIMATE
UNKNOWN

STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES




FLORIDA DEPRRTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2019 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 0012 - SR 80, EAST OF OLD OLGA ROAD/BUCKINGHAM ROAD LC362

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2018 28000 C E 14000 W 14000 9.00 54.00 12.40
2018 26000 C E 13000 W 13000 9.00 55.20 12.40
2017 24000 C E 12000 W 12000 9.00 54 .40 11.80
20186 23500 C E 11500 W 12000 9.00 57.70 10.30
2015 21000 C E 10500 W 10500 5.00 57.50 10.20
2014 18200 s B 2100 W 9100 9.00 56.80 12.00
2013 17800 F E 8200 w 8800 9.00 56.50 12.00
2012 17800 C E 8500 W 8900 3.00 54.20 12.00
2011 21000 F E 10500 W 10500 5.00 56.20 12.50
2010 21000 C E 10500 W 10500 §.9% 56.34 12.50
2009 21000 C E 10500 W 10500 9.98 55.90 13.70
2008 21000 C E 10500 W 10500 10.16 57.01 11.20
2007 23000 C E 11500 W 11500 10.16 54 .76 15.60
2006 21000 C E 10500 W 10500 10.23 54.38 14.00
2005 21500 C E 10500 W 11000 10.30 54.10 14,00
2004 19200 C E 9500 W 9700 9.90 54 .30 14.00
AADT FLAGS OMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

cC=2=0C
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
#*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



2019 PEAK SEASON FACTOR CATEGORY REPORT - REPORT TYPE: ALL
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2019 PEAK SEASON FACTOR CATEGORY REPORT - REPORT TYPE: ALL

CATEGORY: 1200 LEE COUNTYWIDE
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2040 E+C NETWORK VOLUMES







LEE COUNTY MPO 2040 COST
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Development of Future Year Background Turning Volumes

Intersection North River Rd @ Owl Creek Dr
Count Date February 2019
Build-Out Year 2025
AM Peak Hour

NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
RAW Tuming Movement Counts 0 0 0 0 0 0 0 150 0 0 182 0
Peak Season Correction Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Current Peak Season Volumes 0 0 0 0 0 0 0 150 0 0 182 0
Growth Rate 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.51% 0.00% 0.00% 3.51% 0.00%
Years to Build-out 6 6 6 6 6 6 6 6 6 6 6 6
2025 Background Turning Volumes 0 0 0 0 0 0 0 184 0 0 224 0
Project Turning Volumes 204 0 10 0 0 0 0 2 68 3 1 0
2025 Background + Project 204 0 10 0 0 0 0 186 68 3 225 0

PM Peak Hour

NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR
RAW Tuming Movement Counts 0 0 0 0 0 0 0 163 0 0 134 0
Peak Season Correction Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Current Peak Season Volumes 0 0 0 0 0 0 0 163 0 0 134 0
Growth Rate 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.51% 0.00% 0.00% 3.51% 0.00%
Years to Build-out 6 6 6 6 6 6 6 6 6 6 6 6
2025 Background Turning Volumes 0 0 0 0 0 0 0 200 0 0 165 0
Project Turning Volumes 133 0 7 0 0 0 0 1 227 11 2 0
2025 Background + Project 133 0 7 0 0 0 0 201 227 1 167 0







HCS RESULTS
NORTH RIVER RD @
OWL CREEK DR







3 O @ ® eno
General Information Site Information
Analyst Intersection N. Rriver Rd/Owl Creek Dr
Agency/Co. TR Transportation Consult Jurisdiction Lee County
Date Performed 7/27/2020 East/West Street N. River Rd
Analysis Year 2025 North/South Street Owl Creek Dr
Time Analyzed PM Pk Hr Peak Hour Factor 092
Intersection Orientation East-West Analysis Time Period (hrs) 0.25
Project Description F2006.14
Lanes
Major Street: East-West
Vehicle Volumes and Adjustments W
Approach Eastbound Westbound Northbound Southbound
Movement ] L T R U L T U V L T R U L T R
Priority v 1 2 3 4U 4 5 7 8 9 10 11 12
Number of Lanes 0 0 1 0 0 0 1 4 0 1 0 0 0 0
Configuration TR LT LR
Volume {veh/h) 201 227 1 167 133 7
Percent Heavy Vehicles (%) 3 3 3
Proportion Time Blocked
Percent Grade (%) 0
Right Tum Channelized
Median Type | Storage Undivided
Critical and Follow-up Headways ,
Base Critical Headway (sec) r T T_ 41 T 7.1 6.2
Critical Headway (sec) 4,13 6.43 6.23
Base Follow-Up Headway (sec) 2.2 35 33
Follow-Up Headway (sec) i 2.23 | 3,53 333 : L
Delay, Queue Length, and Level of Service l
Flow Rate, v {veh/h) 12 152
Capacity, ¢ (veh/h) 1091 498
v/c Ratio 0.01 0.31
95% Queue Length, Qas (veh) 0.0 13
Control Delay (s/veh) 83 15.4
Level of Service (LOS) A C
Approach Delay (s/veh) 0.6 15.4
Approach LOS C

opyright © 2020 University of Florida. All Rights Reserved.
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General Information

Site Information

Analyst Intersection N, Rriver Rd/Site Access
Agency/Co. TR Transportation Consult Jurisdiction Lee County

Date Performed 7/27/2020 East/West Street N. River Rd

Analysis Year 2025 North/South Street Site Access

Time Analyzed AM Pk Hr Peak Hour Factor 0.92

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description F2006.14

Lanes

Vehicle Volumes and Adjustments

Major Street: Cast-West

o

Approach Eastbound Westbound

Movement U L T R U L T R L T R U L T R

Priority L 1U 1 2 3 4U 4 5 6 7 8 10 11 12

Number of Lanes 0 0 140 0 0 1 0 0 1 0 0 0 0

Configuration TR LT LR

Volume (veh/h) 252 7 1 428 22 2

Percent Heavy Vehicles (%) 3 3 3

Proportion Time Blocked

Percent Grade (%) 0

Right Tum Channelized

Median Type | Storage Undivided
Critical and Follow-up Headways ,

Base Critical Headway (sec) ‘ 41 7.1 6.2

Critical Headway (sec) 413 6.43 6.23

Base Follow-Up Headway (sec) 2.2 3.5 33

Follow-Up Headway (sec). - 1 ' ‘ | 223 1353 333 : )
Delay, Queue Length, and Level of Service ‘ ; ; ‘ . l

Flow Rate, v (veh/h) ] 4——;—_ B 26 B

Capacity, c (veh/h) 1275 396

v/c Ratio 0.00 0.07

95% Queue Length; Qas (veh) 0.0 0.2

Control Delay (s/veh) 7.8 14.7

Level of Service (LOS) A B

Approach Delay (s/veh) 0.0 147

Approach LOS B

opyright © 2020 University of Florida. All Rights Reserved.
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Northbound Southbound







TRIP GENERATION EQUATIONS







Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
Setting/Location: General Urban/Suburban
Number of Studies: 173

Avg. Num. of Dwelling Units: 219
Directional Distribution: 25% entering, 75% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.74 0.33-2.27 0.27

Data Plot and Equation

2,000 B ,//,

Trip Ends

T=

% 500 7,000 7,500 2,000 2,500 3,000
X = Number of Dwelling Units
X Study Site Fitted Curve - - = - Average Rate
R'=0.89

Fitted Curve Equation: T = 0.71(X) + 4.80

itt Trip Generation Manual 10th Edition « Volume 2: Data * Residential (Land Uses 200-299) 3







2726 OAK RIDGE COURT, SUITE 503

' FORT MYERS, FL 33901-9356
TRANSPORTATION "k 239278106
CONSULTANTS, INC TRAFFIC ENGINEERING

TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

October 27, 2020

Ms. Stacy Hewitt, AICP

Banks Engineering

10511 Six Mile Cypress Pkwy, Suite 101
Fort Myers, FL 33966

RE: Owl Creek Map & Text Amendment
CPA2020-00004 & CPA2020-00005

Dear Ms. Hewitt:

TR Transportation Consultants, Inc. has reviewed the Traffic Impact Statement (TIS)
comments issued by the Lee County Department of Community Development regarding
the above project. The comments and TR Transportation’s response to those comments
are listed below for reference.

LC T.I.S. Application Sufficiency Checklist:

4. Table 2A: The trip generation for this project in PM peak hour will be 421
trips. This project is within TAZ3883 in the 2040 transportation model
which is used for background traffic for the Year 2040. TAZ3883 only
includes 17 single-family dwelling units and 2 multi-family units in the
2040 transportation model, and does not reflect the current land uses
requested. Therefore, 421 trips shall be used for 2040 PM peak hour level
of service analysis (Table 24).

Acknowledged. Attached Table 2A has been revised to satisfy this comment.

5. Table 4A: 421 trips shall be also used for the 5 year level of service
analysis.

Acknowledged. Attached Table 4A has been revised to satisfy this comment.

6. Table 24 and 4A: Buckingham Road needs to be revised to south of SR 80
in Tables 24 and 44, not south of SR 31.

Acknowledged. Attached Tables 1A-4A has been revised to satisfy this comment.

7. Table 24: A 0.62 D-factor (Permanent #5) shall be used for North River
Road in Table 2A.

Acknowledged. Attached Table 2A has been revised to satisfy this comment.




L7 TRANSPORTATION Ms. Stacy Hewitt, AICP
CONSULTANTS, INC Owl Creek CPA

D0S§2020-00004 & D0OS2020-00005

Qctober 27, 2020

Page 2
If you have any additional questions, please do not hesitate to contact us.

Sincerely,
o

Yury Bykau, E.I.

Transportation Consultant

Attachments

KA2020006 June\14 Owl Creek Due Diligence\CPA & Zoning\CPA Sufficiency\10-27-2020 SuMiciency.doc



ROADWAY
N. River Rd

SR 31

SR 78 (Bayshore Rd)

SR 80 (Palm Beach Bivd)

Buckingham Rd

TABLE 1A
LEVEL OF SERVICE THRESHOLDS
2040 LONG RANGE TRANSPORTATION ANALYSIS - OWL CREEK

GENERALIZED SERVICE VOLUMES

2040 E + C NETWORK LANES LOSA LOSB LOSC LOSD LOS E
ROADWAY SEGMENT #Lanes Roadway Designation = VOLUME VOLUME VOLUME VOLUME VOLUME
E. of Owl Creek Dr 2LV Uninterrupted Flow Highway 130 420 850 1,210 1,640
W. of Owl Creek Dr 2LV Uninterrupted Flow Highway 130 420 850 1,210 1,640
N. of N. River Rd. 4D Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
S. of N. River Rd. 4D Arterial 0 0 1,910 2,000 2,000
S.of SR78 4LD Arterial 0 0 1,910 2,000 I 2,000
W.of SR 31 2LU Arterial 0 0 872 924
W. of SR 31 6LD Arterial 0 0 3,087 3,171 317
E. of SR 31 4D Arterial 0 0 2,006 2,100 2,100
E. of Buckingham Rd 4D Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
S.of SR 80 21U Arterial 0 140 800 860 860

[: - Denotes the LOS Standard for each roadway segment

* Level of Service Thresholds for Lee County arterials were taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016)
* Level of Service Thresholds for state mantained roadways were taken from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7.







TABLE 3A
LEVEL OF SERVICE THRESHOLDS

OWL CREEK
LOSA LOSB LOSC LOSD LOSE
ROADWAY ROADWAY SEGMENT #LANES ROADWAY DESIGNATION VOLUME VOLUME VOLUME VOLUME VOLUME
N. River Rd E. of Owl Creek Dr 2LV Uninterrupted Flow Highway 130 420 850 1,210 1,640
W. of Owl Creek Dr 21U Uninterrupted Flow Highway 130 420 850 1,210 1,640
SR 31 N. of N. River Rd. 4D Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
S. of N. River Rd. 4D Arterial 0 0 1,910 2,000 2,000
S.of SR 78 2LV Arterial 0 0 830 880 880
SR 78 (Bayshore Rd) W. of SR 31 2LU Arterial 0 0 872 924
SR 80 (Palm Beach Bivd) W. of SR 31 6LD Arterial 0 0 3,087 3,171 3,171
E. of SR 31 4D Arterial 0 0 2,006 2,100 2,100
E. of Buckingham Rd 4aLb Uninterrupted Flow Highway 0 1,800 2,600 3,280 3,730
Buckingham Rd S. of SR 80 21U Arterial 0 140 800 860 860

D - Denotes the LOS Standard for each roadway segment

* Level of Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016)
* Level of Service Thresholds for State mantained roadways were taken from FDOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7.







Letters of Determination
for the
Adequacy/Provision of
Existing/Proposed

Support Facilities
(Exhibit M17)
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Owl Creek Village - Sound Planning Principles Page 3 of 3

system via privately funded extensions. Connecting this property to a centralized water and
sewer system represents sound planning with the removal of potential for 223 septic systems
and private wells will provide fire protection to the existing and future residents and properties,
including the Owl Creek project. The proposed privately funded expansion of utilities to the area
is already encouraged and anticipated by existing Lee Plan policies.

The Owi Creek project represents a high quality master planned project. The applicant
respectively asks that the proposed plan amendment for the Owl Creek property be approved to
realize these regional benefits.

The Lee County Sheriffs Office has reviewed the request and has provided a review letter
dated August 4, 2020 that provides that the proposed development does not affect their ability
to provide core services and that they have no objection to the requested increase in density.
The Sheriff's Office letter states that law enforcement services will be provided from their North
District substation in North Fort Myers. This letter also provides that the applicant provide a
Crime Prevention Through Environmental Design (CPTED) report at the time of application for a
development order.

Bayshore Fire Rescue reviewed the request and provided a letter dated August 11, 2020. This
letter provides that Bayshore Fire Rescue will be able to adequately serve the development as
proposed and that the District will require residential sprinklers within homes if the area is not
serviced by an adequate pressurized fire hydrant system. Privately funded potable water will be
extended to the site to provide adequate pressurized fire hydrant system.

The Lee County Division of Emergency Medical Services reviewed the request and provided a
review letter dated August 19, 2020 indicating that the service availability for the proposed
development of this property is adequate at this time. Lee County Emergency Medical Services
is the primary EMS transport agency responsible for coverage at the address you have
provided. Because we currently serve this area and have a sufficient response data sample, we
evaluated response times in this vicinity to simulate the anticipated demand and response. The
primary ambulance for this location is Medic 11, located 5.1 miles southwest; there is a second
EMS station within six miles of the proposed location. These locations are projected o be able
to meet existing service standards, as required in County Ordinance 08-16, and no additional
impacts are anticipated at this time.

The Owl Creek project represents a high quality master planned project. The applicant
respectively asks that the proposed plan amendment for the Owl Creek property be approved to
realize these regional benefits.
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Comment: At 7 am it takes about four lights just to get through that intersection, there’s already
a traffic problem there so adding 400 will obviously add to that. Obviously, I'm aware
of that they’re going to widen the road and correct that but obviously what may
happen with that. | think we’ll have some issues out there, | think a lot of the
residents are going to have some issues, but it is openly being corrected.

s Response: Acknowledged.

Question: The privately funded utilities now that's the water and sewer, correct? So, these
houses are not going to have well water and septic tanks?
¢ Response: Although they could have well and septic today under the existing zoning, we
are proposing as part of the project to extend water and sewer lines to the project.

Question: So where is the water coming from if it is not coming from that property per say? Are
you going to have your own well there that’'s going to supply the water for everyone
cause Duke County already has a water problem out there.

* Response: We will connect to Lee County Utilities existing water located near
Bayshore/Old Bayshore.

Question: For the North River Road widening, what will it ook like after the process? Like one
more lane, turning lanes? No lights here, just the stop signs?
o Response: North River Road is not proposed to be widened. No lights proposed.
Potentially at least a right turn line at the main entrance.

Question: Do you have a start/beginning date? | mean | know you are still going through the
process. But what's is you anticipated start date?

+ Response: We hope to have entitlements including State which is longest lead time by
October next year to hopefully get started by next fall.

Question: Will you be like just selling individual lots in there or will y'all be building and
developing houses and selling the houses after you develop them? Or bringing in
builders and building them?

¢ Response: D.R. Horton will be the developer and home builder.

Question: Do you have an estimated minimum price to high price at this time?
¢ Response: It's too early to tell as it is still a year and a half away.

Question: |s that a marina will that be part of it?
¢ Response: Yes, this is private slip amenity for the facility as part of the request and not
truly a marina. There is also a private amenity site.

Question: What’s happening with the Owl Creek boat works there?
¢ Response: They are staying and are not part of the project.
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Question: What kind of setback would you say from North River Road before you are going to
have houses there?

e Response: There is a minimum 50-foot perimeter setback per code.

Question: What is that called on North River Road, the 25-foot-wide enhancement and what will
that look like?

* Response: There is a 25' buffer with 14’ tall trees and preservation areas along the
road.

Question: So, it won't be a berm?
« Response:  There will not be much of a stormwater berm along North River Road
because the grade up there is higher.

Online Question: Can you share where you intend to run the utility expansion and confirm
whether it will run up 31 and then turn East down N River Rd?
= Response: That is the proposal.

SN Iobsh\BAXMAE504N Documenls\Camp Plan Arnendment\CRA - N Olga 2na PIM Summary 12-01-21 . doc



NET O\ Cayerray x\‘\%U\ e
e\ | 500y

Sign-in

o e\

Name

Address

E-mail

Phone #

f'y J—Ix ‘3 fwwyl‘fj v

Q»—.,) 1>,/§/§ L4 Nfﬁ{

:’
‘;!if.fw v
i

. New yﬁ—%@ nanesan g, Litm

| 2377776 €S€7

ﬂ/ v | /mt. QMM

13541 N OUA

DUR OV @ AL .Com

%5‘%&{2145%

/ﬂmw‘

99/ f%f/&éﬁ% fame 2/19

v
mw

Yook, £ Wc%m@:/

—Re.sth L 9@ |, ve. c

& FRERE

19940 Lrmede BRI 3%

NS drmeds € Ggr B

) 7?'-7-%57

) sr3-ae.

/(M Df/é// [t

7 ovle Sh Afes P00

Lo dool 112

é’ﬂdm’)r{ X~

3

L@ -2T3FES

AL o . \ ~ ONL A S € @ WAV 2| (L
L VG LeoPh 20D Bonilge (:W"éu-/ PL«V\J-UA 4. r oo vn
e e . ) \\
QL ZONN Ainnoidie " "
¥ [
NS v Y\ U R
IO Meding,
W R W W S | AN 3 3
MR INC B~ '
, / . , ] s 5o o] vUssll. sohrope @
Ko sell Sclwopp | PO 8 LFO Frttygrn 37 g0 VU ST AN
§J ay’f\?ﬁwex‘tf‘! T4y bM ‘,((_,C,,\,‘ Presg 234966 Jueverveltt@ drhorton.corme 239225 245/

Microsoft Teams Online attendee: Justin Thibaut













Comment: So by time it goes to the Board of County Commissioners, the zoning will be filed so
everyone can see the development plan.
» Response: Thatis correct, the applications will run concurrently.
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The News-Press
media group

news-press.com

Attn:
BANKS ENGINEERING
10511 BEN C PRATT/6 MILE

FORT MYERS, FL 33966

STATE OF FLORIDA COUNTY OF LEE:
Before the yndersigngd authority personally appeared

N iNola s 2y , who on oath says that
he or she is a Legal Assistant of the News-Press, a daily
newspaper published al Fort Myers in Lee County, Flarida; that
the attached copy of advertisement, being a Legal Ad in the
matter of

PUBLIC INFORMATION MEETING North Olga Planning
Community The public is invited to attend a Public Information
Meeting presentation to the North Olga Planning P

In the Twentieth Judicial Circuit Court was published in said
newspaper in the issues of:

10/05/2020

Affiant further says that the said News-Press is a paper of
general circulation daily in Lee County and published at Fort
Myers, in said Lee County, Florida, and that the said newspaper
has heretofore been continuously published in said Lee County,
Florida each day and has been entered as periodicals matter at
the post office in Fort Myers, in said Lee County, Florida, for a
pe"riod of one year next preceding the first publication of the
attached copy of advertisement; and affiant further says that

he or she has never paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for the
purpose of securing this advertisement for publication in the
said newspaper.

Sworn to and Subscribed before me this 5th of Qctober 2020,
by legal clerk who is personally known to me.

/
V] —

o
Affiant ;

Ll fos
te of Wis

Notary S

My commission expires

A GANNETT COMPANY

PUBLIC INFORMATION MEETING
North Olga Planning Community

The public is invited to attend a Public
Information Meeﬁn? presentation to
the North Olga Planning Panel by
Banks Engineering, at their meeting
held on:

Thursday, October 15, 2020 at 6:00
pm at the Bayshore Fire Station,
17350 Naile Rd, Fort Myers, FL 33917

The 342.68 acrex subject propertzAis lo-
cated at 12850 N, River Road, 18420 &
17900 Owl Creek Drive on the south
side of N, River Road approximately ¥z
mile east of S.R. 31. (Babcock Ranch
Road) within the Narth Olga Communi-
ty Plan Area.

Owl Creek is a proposed Future Land
Use Map amendment trom
Rurai/Wetlands to Sub-Outlying Subur-
ban with associated text amendment
to accommodate up to 440 residential
dwelling units {increase of 219 dwell-
ing units), include in Lee County Future
Water Service Area, and a concurrent
Pianned Development Zoning applica-
tion,

During the meeting, the agent will
provide a general overview of the proj-
ect for any interested citizens. Should
you have guestions or comments, they
can be directed by mall, phone, or e-
-mail to: Stacy Ellis Hewitt, Banks Engi-
neering, 10511 Six Mile Cypress Pkwy,
Fort Myers, FL 33966, (239) 770-2527,
shewitt@bankseng.com,

AD¥ 4400357 10/5/2020

# of Affidavits1 ;
This is not an invoice

[~ TNANCY HEYRMAN
Notary Pubfiic
State of Wisconsin

0004400357 / FNP-0000002794







Question: How would you public access that if it's a gated community?
¢« Response: They would be granted access at the gate house.

Question: You'd have a guard there? Would they recognize public access to the public ramp?
¢ Response: There could be a guard or the gate could be open daytime hours for example
7 am to 7 pm and public access to the canoe/kayak launch would be provided.

Question: You were going to have 400 plus houses, now you're going down to 380, what were
those lots that were being used what are those going to be used for now?
 Response: Made some of the lots bigger so that reduced the lot count.

Question: On the retention ponds where are they going to discharge?
 Response: They generally will discharge into the wetlands that are onsite and that
connect to either Owl Creek or Trout Creek. The ones that are south of Trout Creek will
ultimately discharge to the Caloosahatchee.

Question: Traffic from this development and another one being planned just off US 31 being
built by Pulte Homes and another development that is south over the bridge that’s on
31, that's supposed to be completing construction later this year. That's over 1,000
new homes altogether so traffic situation here is only affected by your development
but some discussion at North Olga about the red light on 31 after multiple accidents
and deaths there. Do you know of anything else that's being planned for that kind of
increase in the next 3 years traffic wise?

» Response: SR 31 is being widened to 4 lanes as part of Babcock Ranch development.

Question: Do you have any idea what the plan for the bridge are? Imagine no draw bridge and it
would be higher and longer entries.
¢ Response: Plans are still being worked on.

Question: The prehistoric area, in the research to discover them was any human remains
found?
» Response: No.

Question: Where is the upland preserve area on the plan?
e Response: The various preservation areas are demonstrated by different hatch patterns
on the plan depicted in the legend.

Question: Are the dotted lines trails?
e Response: The lines are creeks and other tributaries, natural waterways and the black
lines show where the natural waterway buffers are provided.
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Question: Will people have access to the area?
o« Response: These areas will be placed in a conservation easement to Lee County or
another agency that is acceptable to Lee County.

Question: You mentioned something about grass, how big are the lots? There's so much
pollution going into the river already and now all this - are there measures in place?
= Response: The project has submitted a water quality monitoring program with safety
measurements in place. There are existing cattle grazing on site which will be removed
as part of the request which significantly reduces pollutants from that use.

Question: Who does the monitoring and what happens?
¢ Response: It will be monitored by Lee County. The association will have to prepare the
collected data, collected samples, get it tested and then provide the results to Lee
County. So, there will be a mechanism for the water quality treatment, so if it does not
imprave or if it exceeds the thresholds for what the loading rates are for varies
pollutants, there will be measure that will need to be implemented through the County
that will correct it.

Question: Is it unique to have a heavy industrial use in the middle of an upscale community? Is
it an upscale community? They build and repair boats, how will that be kept safe for
children in our development?

= Response: We like to think of it as an upscale community. Proposed is a minimum 6-
foot to 8-foot wall and berm separating Owl Creek Boat Works. .

Question: Have you gone as far as to design the houses?
« Response: The homes are the same homes we build throughout the whole tri county
area. Lee, Charlotte, Sarasota County and Collier County. Similar to Hickeys Creek.

Question: So, these are single family and two family attached? What is that exactly? Is that like
a duplex?
e Response: A duplex is two units on one lot, a two-family attached has each unit on its
own lot.

Question: Another project representative and their engineers thought that their homes would be
selling somewhere between 300K and 600K, | know you don't want to put a number
out there but is that probably what we're looking at hear?

« Response: If it were starting today maybe, we can't predict the real estate prices.

Question: Are these exhibits available online
*» Response: The comprehensive plan amendments and the zoning are online with Lee
County, but the development arder has not yet been submitted.

Question: Where exactly is the canoe launch area?
» Response: It's right down by Trout Creek.
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Question: Are the docks on the Caloosahatchee?
* Response: It is not on the main portion of the Caloosahatchee. It is in a separate basin
off of the main river where the historical line followed before the current river
configuration.

Question: Can we look up online and check on it?
o Response: Yes — the application numbers were provided in the advertisement.
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Attn:
BANKS ENGINEERING

10511 BEN C PRATT/6 MILE
FORT MYERS, FL 33966

The News-Press
media group

A GANNETT COMPANY

news-press.com

STATE OF FLORIDA COUNTY OF LEE:
Before the und%s’igned authority personally appeared
AN

Jitple Tarobe

» Who on oath says that

he or she is a Legal Assistant of the News-Press, a daily
newspaper published at Fort Myers in Lee County, Florida; that
the attached copy of advertisement, being a Legal Ad in the

matter of

PUBLIC INFORMATION MEETING Alva Planning Communi
The public is invited to attend a Public Information Meeting held
by Banks Engineering, on: Thursday, Decembe

In the Twentieth Judicial Circuit Court was published in said
newspaper editions dated in the issues of:

11/27/2021

Affiant further says that the said News-Press is a paper of
general circulation daily in Lee County and published at Fort
Myers, in said Lee County, Florida, and that the said newspaper
has heretofore been continuously published in said Lee County,
Florida each day and has been entered as periodicals matter at
the post office in Fort Myers, in said Lee County, Florida, for a
period of one year next preceding the first publication of the
attached copy of advertisernent; and affiant further says that

he or she has never paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for the
purpose of securing this advertisement for publication in said

newspaper editions dated:

Sworn to and Subscribed before me this 27th of November
2021, by lagal clerk who is personally known to me.

il Jdecikoa-

Affiant’ 7 {

Notary slate of

ns‘ln. County of Brown

3

My commission expires

# of Affidavits1
This is not an invoice

SHELLY HORA
Notary Public

State of Wisconsin

PUBLIC INFORMATION MEETING
Alva Planning Community

The public is invited to attend a Public
infarmatlon Meeting held by Banks En-
gineerlng, on:

hursday, December 9, 2021 at 6:00 pm

Center,
va, FL 33920

at the Alva Communii
21471 N. River fload

The 342.68 acre+ subject progerz‘is lo-
cated at 12850 N. River Road, 18420 &
17300 Owl Creek Drive on the south
side of N, River Road approximately ¥
mile east of SR, 31, (Babcock Ranch
Road) within the North Olga Communi-
ty Plan Area.

Owl Creek Resarve proposes a Compre-
hensive Plan Text amendment (Case
No. CPA2020-00005) to alfow incentives
for wetland preservation and rare and
unique upland heblta[:dpreservaﬂon or
restoration for clustered developments
utilizing the planned development
process within the North Olga Planning
Commun'rtz and a Moaf amendment
{Case No. CPA2020-00004) to include in
Lee County Future Water Service Area.
The applicant is also proposin? 10
rezone the proper? from Agricuftural
{AG-2) to minor Residential Planned
Development (RPD) (Case No. DO2021-
00011) to allow a dustered residential
community containinguup to 380 dwell-
ing units (reduced m original 440
units) consisting of single-family and t-
wo-family ‘attached with assaciated
amenities and @ maximum_height of 35
feet, There is also a pending Develop-
ment Order Application for the 380-
unkt residential community with amenl-
ties and associated infrastructure. This
is an update from the prior meeting
held on October 6, 2020.

All are welcome to attend the presen-
1ation to discuss these project applica-
tions with the applicant’s representa-
tives, Due to the COVID-19 pandemic,
special accommodations will be made
1o allow you 1o attend in lperson or re-
mately. The meeting will allow social
distancing and will also be streamed
online via Microsoft Teams. Should
you like to attend and participate in
the Microsoft Teams meeting, please
notify us by December 7th via email at
shewitt@bankseng.com to reFister and
to aflow us to send you logln Instruc-
tions. Should you be unable to attend
this meeiin%, but have questions or
comments, they can be directed by
mail, phone, or e-mafl toi 10511 Six
Mile Cypress Pkwy, Fort Myers, FL
33966, (239) 770-2527, shewitt@bankse

n%.som.
AD# 5018078 1172772021
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e Responded that elevation varies significantly across the property and ranges up near N.
River Road approximately elevation +8 and drops down to elevation £2 by the river.

Question: Who is Developer? Do they own the property yet?
¢ Responded that DR Horton, Inc. is the applicant and the property is under contract to
purchase pending entitlements.

Question: Aren’t there concerns about increasing density is Coastal High Hazard flood areas
with hurricanes? In other areas around gulf coast think they have regretted all the development
in low lying areas. Keep making same mistakes.
¢ Responded that an analysis and review of increase and have received letters of support
and review and recommendation demonstrating adequate public facilities exist.
Increased changes and development patterns in the area make the request appropriate.

Question; Will product be 2-story
¢ Responded with maximum height is 35', which could accommodate 2-story.

Question: Owl Creek very poliuted, have waters been cleaned up?
¢ Responded that request will be removing existing cattle crazing and remove potential for
future septic tanks since utilities brough to area and the onsite wetlands will have exotics
removed which will result in improved water quality discharge from the site than what

exists today.

Question: Are we open to more meetings with Alva community? Would like more time to go
over information on project.

¢ Responded Yes. Contact information has been provided and would like to keep

communication open. Have tried to reach out to Alva contacts and would like better

communication line.

Question: What effect on Owl Creek boat works?

o Responded that not proposing any impacts to Owl Creek Boat Works. Minimum 100°
separation between any proposed single-family lots and Owl Creek Boat works. Access
will be semi-public and may or may not have a gate house but being that it is public
facilities access will not be prevented for individuals traveling to Owl Creek Boat Works
within reasonable hours such as 9 to 6 or so.

Question: What are the historical locations onsite?
o Responded primarily places where previous populations had stopped to eat there were
oyster shells and small pieces of bone. Prehistoric sites and 3 will be preserved within

25 foot buffer.

Question: What is happening with 7% of wetland impacts? What is acreage being impacted?
How will mitigation be handled? What are total wetlands on site?

» Responded that 7% will be impacted as part of the development of the site. Primarily
existing wetlands being preserved will be enhanced and mitigated as negotiated through
SFWMD and ACOE by removing exotic vegetation and placing in conservation
easement. Impacts are limited to exotic infested low quality wetlands. Total wetlands

on site are 101.7+ acres.

Question: Questions on wetlands category on FLUM. Usually from Rural and Wetlands to Sub-

Outlying Suburban and Wetlands
e Responded that the request will provide Sub-Outlying Suburban and Wetlands Future
Land Use Categories once jurisdictional lines and conservation easement lines are

defined through development permitting process.
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Question: Will this be muiti-family/condos? Price point yet?
« Responded no — limited to single-family and two-family attached. No townhomes. Price
has not yet been determined.

Question: Water & Sewer improvements - who is paying? Where will it connect to?
¢« Responded that developer will be paying for utility extensions then turn them over to
public utilities. We are exploring all options possibly from Lee Civic Center area up SR
31 and N River Road, possibly Old Redeo Drive boring under wetlands — still looking at
design.

Question: 29.10.1 - Written specific for this property, but does not mention it? Will the 440 units
be for all other future developments?

* Responded the Policy is within North Olga Community Plan. The 2 dwelling units per
upland acre or 1.28 per gross acre and 440 unit limitation is specifically for Sub-Outlying
Suburban within North Olga Community Plan. The 440 accommodates this property and
an amendment would be required if another property desired to add dwelling units in
Sub-Outlying Suburban in North Olga.

Question: Where will stormwater retention areas be located?
* Responded that the preliminary site plan/MCP demonstrates the proposed lakes.

Question: Where will stormwater discharge go to?
» Responded that each development pod will discharge where it discharges today —
maintain water that is currently naturally draining to each area to keep wetlands and
creeks functioning per permitting requirements.

Question: How many outfalls will the development have?
» Responded there will be 1 or 2 or more per 5 or 6 development pods, approximately 10-
12 discharge points.

Question: Will retention ponds be manmade?
« Responded there are no existing lakes all will be manmade lakes and also pre-treatment
measures such as dry detention to further treat the runoff before the lakes.

Question: Asked for case numbers for amendment
e Responded CPA2020-00004 — map amendment, CPA2020-00005-text amendment.

Question: Regarding the minimum perimeter setback - what will it be constructed of? Asked not
to be too high - no building a large berm and planting on top of it. Desire natural rural view for
public driving past.
= Responded that some areas are within conservation and remaining may have required
SFWMD perimeter berm, but do not anticipate a large berm.

Comment: Desire view to stay rural view setting. Do not want Cape Coral.
» Responded that we appreciate feedback and understand desire.

Question: Who is the reviewer at Lee County.
= Responded that we did not have this information readily available.
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Question: Can unpaved area within roadways be counted as part of 60% open space.
¢ Responded that yes areas that meet the definition of open space will county towards the
requirement. Typical residential developments require 40% open space so we are
proposing 150% of the typical requirement.
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The News-Press
media group

news-press.com

Attn:
BANKS ENGINEERING
10511 BEN C PRATT/6 MILE

FORT MYERS, FL 33966

STATE OF FLORIDA COUNTY OF LEE:

Before the pndersigned authority personally appeared
Nli‘nurﬁj &,m » M , who on oath says that

he or she is a Legal Assistant of the News-Press, a daily

newspaper published at Fort Myers in Lee County, Florida; that

the attached copy of advertisement, being a Legal Ad in the

matter of

PUBLIC INFORMATION MEETING Alva Planning Communi

The public is invited to attend a Public Information Meeting held
by Banks Engineering, on: Tuesday, October

In the Twentieth Judicial Circuit Court was published in said
newspaper in the issues of:

09/26/2020

Affiant further says that the said News-Press is a paper of
general circulation daily in Lee County and published at Fort
Myers, in said Lee County, Florida, and that the said newspaper
has heretofore been continuously published in said Lee County,
Florida each day and has been entered as periodicals matter at
the post office in Forl Myers, in said Lee County, Florida, for a
period of one year next preceding the first publication of the
attached copy of advertisement; and affiant further says that

he or she has never paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for the
purpose of securing this advertisement for publication in the
said newspaper.

Sworn to and Subscribed before me this 26th of September
2020, by legal clerk who is personally known to me.

Affiant /

My commission expires

A GANNETT COMPANY

PUBUC INFORMATION MEETING
Alva Planning Community

The public is invited to attend a Public
Informatian Meeting held by Banks
Engineering, on: Tuesday, October 6,
2020 at 5:30 pm at the
First Baptist Church of Alva,
2790 Joe] Boulevard, Alva, FL 33920

The 342.68 acres subject property is lo-
cated at 12850 N. River Road, 18420 &
17900 Owl Creek Drive on the sauth
side of N. River Road approximately ¥
mile east of S.R. 31. (Babcock Ranch
Road) within the North Olga Communi-
ty Plan Area.

Owl Creek is a proposed Future Land
Use Map amendment from
RuralWetlands to Sub-Outlying Subur-
ban with associated text amandment
to accommodate up to 440 residential
dwelling units {increase of 219 dwel-
ing units), include in Lee County Future
Water Service Area, and 2 concurrent
Flanned Development Zoning applica-
tion.

WE VALUE YOUR INPUT

Business and property owners, resi-
dents and visitors are welcome to at-
tend the presentation and discuss the
project with the owner's representa-
tives, Due to the COVID-19 pandemic,
special accommodations will be made
to allow you 1o attend in person or re-
motely. e meeting will allow sodal
distancing and will also be streamed
online via Microsoft Teams. Should
{ou like to attend and participate in
he Microsoft Teams meeting, please
notify us by October 2nd via email at
shewitt@bankseng.com to register and
to allow us to send you iogin instruc-
tions. Should you be unable to attend
this meeting, ‘but have questions or
comments, they can be directed by
mail, phone, or e-mail to: 10511 Six
Mile Cypress Pk\ng, Fort Myers, FL
339686, {239) 770-2527,
shewitt@bankseng.com.

AD#4390123 9/26/2020

# of Affidavits1
This is not an invoice

“NANCY HEYRMAN
Notary Public

State of Wisconsin

0004390123 / FNP-0000002794
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I below shows the Category 1 Storm Surge/Tide Heights at mean and high tides for the project site and
Attachment I'V shows the South Florida SLOSH Model Display map.

Table 1

Potential Storm Tide Heights* for Project Site (In
feet above ground** and Sea Level***)

Category

Hurricane High Tide Mean Tide
1** 57-6.7 4.8-5.38
N 8.6 7.9

*2017 South Florida (SLOSH) Model Display Program (1.79) Category

Hurricane Based on the Saffir-Simpson Hurricane Wind Scale
Storm tide heights represents the maximum values from SLOSH
MOMs (Max of the Max tide heights)

rotecti roper. itisation

To mitigate the effects and impacts on loss of life, property and evacuation issues the new development
including the residential units will have to elevate the first floor to 7 feet above means sea level to meet
the Federal Flood Insurance 100-year floodplain requirement (See Attachment V FIRMs). The applicant
has committed in the application to not fill within any regulatory floodway and all homes will be
constructed a minimum of one foot above the base flood elevation in effect at the time of construction.
The FIRM elevation is for flood insurance minimum floor elevation purposes to mitigate loss of property
whereas, the SLOSH Model elevations are for mitigating the loss of life used for evacuation planning,
The 7 feet first floor FIRM elevation requirement plus the one foot extra to 8 feet applicant commitment
essentially elevates the residential units above of the CHHA storm surge elevation of 7.9 feet during a
mean tide storm surge. This is a mitigation measure that protects property in the CHHA.

Another property protection mitigation measure is the applicant agreeing to place a minimum of +169.12
acres (49% of property) into a conservation easement including the convergence of two natural waterways
on the Great Calusa Blueway (Owl Creek and Trout Creek) where they connect to the Caloosahatchee
River. The project will be 60% open space and will preserve a minimum of 90% of the wetlands on site
(See Attachment VI, Enhancement and Preservation Map). This adjusted site design and clustered density
with the wetland preserves on the development site, protect the proposed project from the effects of
velocity flooding and wave action associated with storm events. These wetland preserves will serve their
function by dissipating wave energy and storm surge.

In Lee County the Florida Building Code 7® Edition (2020) is another property protection measure that
now requires residential construction is this area to be designed to withstand 150 mph “ultimate design
wind speed”, which is equivalent to Category 4 hurricane wind levels. Further, because the development
proposal includes a multi-slip docking facility the applicant must prepare hurricane plans with the
assistance of the county which describe measures to be taken to minimize damage to marina sites,
neighboring properties, and the environment. This hurricane plan is subject to county approval as required
in Policy 128.6.6.

The building elevation, strong wind code construction, protection of 169.12 acres of conservation
easements (60% open space 90% of the wetlands preserved) and hurricane plan for marina are property




mitigation measures that are consistent with Goal 101, Objectives 101.1 and 101.3 and Policies 5.1.2,
101.1.1, 101.3.2,101.3.5 and 128.6.6).

Protection of Life Mitigation M

Lee County staff comments on this application has indicated that the project will not increase density in
the Coastal High Hazard Area. The applicant will comply with Lee County Land Development Code
(LDC) Article XI — Hurricane Preparedness Section Sec. 2-482, which applies only to development
required to obtain a development order under LDC Chapter 10 and is applicable to all new residential
development within unincorporated Lee County that is located in a land falling category 1, 2, or 3 storm
surge area. Section 2-485(b)(3) provides the formula for calculating the appropriate mitigation for
payment in lieu of physically creating additional sheltering space. Based on the LDC adopted
methodology, the total shelter impact mitigation would be $29,108. The project will also generate
additional funding for hurricane preparedness mitigation by future residents providing yearly Ad
Valorem tax funding to Lee County’s All Hazard MSTU fund, typically used to improve hurricane shelter
capacity in the county.

Based on the LDC Article XI— Hurricane Preparedness Section 2-484(c) determining evacuation impacts,
the assumption is that a total of 424 vehicles would result from the 385-unit development. The statewide
evacuation model does not measure less than half hour increases and as such is not designed to analyze
the impact for a small 385 dwelling unit project as proposed. Based on the methodology I applied in
previous Lee County cases | have worked on the 424 evacuating vehicles is de minimis and would have
no consequential impact to countywide evacuation times (5.4-minute increase).

The applicant will provide evacuation route mitigation in accordance with LDC Article X1 — Hurricane
Preparedness Section(c) “Evacuation impacts. One or a combination of the following options may be used
to address the impacts on hurricane evacuation routes with respect (o evacuation timing and infrastructure
precipitated by the proposed residential development. Acceptability and appropriateness of the type of
mitigation proposed will be determined by the Division and the Lee County Department of Transportation
(DOT).

(1) Roadway elevation or improvements. Acceptability and appropriateness of this option will be
determined by the DOT based upon the residential development vulnerability conditions. Mitigation under
this option may include one or more of the following:

a. Construction of roads in the development or subdivision will be built to meet the same elevation
of the nearest segment of a designated evacuation route. Determination as to the applicable route
or segment will be made by the division in consultation with the Lee County DOT.

b. Construction of the main access or spine road in the development or subdivision to an elevation
meeting the one in ten to the one in 25-year storm event. The Lee County DOT will determine the
applicable storm event standard.

Furthermore, because the project is close to the northern and eastern boundaries of the county and will have
easy access to State Roads 31 (future 6 lanes), 78 and 80 to leave the county, residents will be able to
evacuate the county quickly.

The applicant will comply with Administrative Code 7-7 C and D “Emergency Preparedness Plan Criteria
for Marinas, Multi-slip Docking Facilities, and certain residential developments”. Policy/Procedure C and
D will require an Emergency Preparedness Plan be submitted for the residential and marina portions of the
development, respectively. These emergency preparedness plans are to be submitted to Lee County
Emergency Management for review and approval by the director of the division of emergency management
during the site plan approval.



The combination of a LDC shelter mitigation payment requirement, future residents paying yearly Ad
Valorem tax funding to Lee County’s All Hazard MSTU fund, development of emergency preparedness
plans for the residents and marina, high evacuation route capacities in the project area and evacuation
impact mitigation the community residents loss of life can be prevented. These losses of life mitigation
measures will continue to protect the public’s health, safety and welfare in the surrounding area from the
proposed development’s minor impact on hurricane shelter and evacuation. These loss of life mitigation
measures are consistent with Goals 73, 95, 101, Objectives 73.1, 101.3, Policies 72.2.2, 73.2.2, 101.3.4

and 101.3.5.
Conclusion

In conclusion, it is my expert opinion the proposed project is consistent with the Lee Plan Goals 73,
95, 101, Objectives 73.1, 101.3, 101.3, Policies 5.1.2, 72.2.2, 73.2.2, 101.1.1, 101.3.2, 101.3.4, 101.3.5,
128.6.6, LDC. The Lee Plan or state law do not preclude development in the CHHA as long there is
consistency with the Future Land Use Map, Goals, Objectives and Policies. The combination of loss
of life and property mitigation measures listed below will ensure the protection of the public health,

safety and welfare.

¢ FIRM elevation requirement plus one-foot applicant commitment for new construction at the
CHHA mean tide SLOSH Model level of 8 feet (consistent with Policy 5.1.2 Goal 101, Objectives
101.1 and 101.3 and Policies 101.1.1, 101.3.2 and 101.3.5).

e Preservation of £169.12 acres (49% of property) into a conservation easement. The project will be 60%
open space and will preserve a minimum of 90% of the wetlands on site that will dissipate wave energy
and storm surge and protect the proposed project from the effects of velocity flooding and wave action
associated with storm events (consistent with Goal 101, Objectives 101.1 and 101.3 and Policies

5.1.2,101.1.1 and 101.3.2).

e Category 4 hurricane wind building code construction standards (consistent with Goal 101 and
Objective 101.3).

o Compliance with Administrative Code 7-7 C and D “Emergency Preparedness Plan Criteria for
Marinas, Multi-slip Docking Facilities, and certain residential developments”. These emergency
preparedness plans are to be submitted to Lee County Emergency Management for review and approval
by, the director of the division of emergency management during the site plan approval.

¢ Development of a hurricane plan with county assistance for the multi-slip docking facility which
describe measures to be taken to minimize damage to marina sites, neighboring properties, and the
environment (consistent with Goal 101, Objective 101.3 and Policies 101.1.1, 101.3.2, and

128.6.6).

e LDC shelter impact mitigation payment of $29,108 (consistent with LDC Article XI — Hurricane
Preparedness Section 2-485(b)(3) and Lee Plan Goals 73, 95, 101, Objectives 73.1, 101.3, Policies
72.2.2,73.2.2, 101.3.4 and 101.3.5).

s LDC evacuation impact mitigation (consistent with LDC Article XI — Hurricane Preparedness
Section 2-485(c)(1) and Lee Plan Goals 73, 101, Objectives 73.1, 101.3).

e Future residents paying yearly Ad Valorem tax funding to Lee County’s All Hazard MSTU fund will
mitigate for any additional demand on sheltering and evacuation in the county (consistent with Goals

4




73, 95, 101, Objectives 73.1, 101.3, Policies 72.2.2, 73.2.2 and 101.3.4).
If you have any questions, please let me know.
Sincerely,

7
\:/},/4~ =7 //%ﬂ/

Daniel L. Trescott, MSP
President
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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].

] NA ("] Bayshore [Goal 18] [] Boca Grande [Goal 19] [ Buckingham [Goal 20]

[] Caloosahatchee Shores [Goal 21] [ ] Olga [Goal 22] [ ]Captiva [Goal 23] [_]Greater Pine Island [Goal 24]
[[] Lehigh Acres [Goal 25] [] North Captiva [Goal 26] ~ BEINE Lee County [Goal 27] [_JAlva [Goal 28]

EINorth Olga [Goal 29] D North Fort Myers [Goal 30][:]Page Park [Goal 31] |:|San Carlos Island |Goal 32|

[[] 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 3A (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):
a, Sanitary Sewer
b. Potable Water
c¢. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space
e. Public Schools

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

I. 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
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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)

| ESHES B BB [ B
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FUTURE LAND USE ELEMENT

POLICY 29.2.4: As an incentive to preserve, enhance, and restore indigenous Rare and Unique

upland habitats on land within the Rural future land use category. one (1) additional dwelling

unit may be created for each one (1) acre of created, preserved and/or restored indigenous Rare
and Unique upland habitats if approved and developed as a unified planned development that
meets all the following criteria:

1. Development is clustered so as to maintain large, contiguous tracts of open space and protect
environmentally sensitive areas. To comply with this criteria, a minimum of 60% open space
is required. of which 50% must be indigenous preserve. The indigenous preserve may
consist of preserved existing indigenous wetlands and/or uplands and/or created or restored
wetlands, flowways, or Rare and Unique upland habitats. Management and monitoring of the
indigenous preserve must be in compliance with the indigenous management plan required
by the LDC. Monitoring timelines will be extended as needed to assure success criteria
established in the indigenous management plan is achieved for at least five consecutive years.

2. Creation, preservation, and/or restoration of indigenous Rare and Unique upland habitats, as
defined, must meet the following:

a. The area of the Rare and Unique upland habitats must comply with the minimum
dimensions required for indigenous open space areas set forth in the LDC.

b. The land where creation and/or restoration of indigenous Rare and Unique upland
habitats will occur must contain the soil(s) needed to support the establishment and
success of the indigenous Rare and Unigue upland habitats.

c. Habitats impacted by logging, drainage, and/or exotic infestation may not count towards
the density incentive unless restored to standards established in an approved site specific
ecological restoration plan. The ecological restoration plan must include, at a minimum, a
replanting plan, habitat restoration plan, success criteria, and long-term monitoring and

maintenance criteria.

d. A Conservation Easement, to be dedicated to the appropriate maintenance entity that
provides Lee County or some other public agency. acceptable to L.ee County, with third
party enforcement rights must be recorded for areas used towards the density incentive.
All Conservation Easements required as part of the planned development must be
recorded within 5 vears from first development order approval.

CONSERVATION & COASTAL MANAGEMENT ELEMENT

POLICY 124.1.1: Ensure that development in wetlands is limited to very low density residential
uses and uses of a recreational, open space, or conservation nature that are compatible with
wetland functions. The maximum density in the Wetlands category is one unit per 20 acres,
except that one single family residence will be permitted on lots meeting the standards in




Chapter XIll.—and-exeeptthatoveners Owners of wetlands adjacent to Intensive Development,
General Interchange, Central Urban, Urban Community, Suburban, New Community, Outlying
Suburban, asd-Sub-Outlying Suburban, areas and Rural future land use categories may transfer
densities-dwelling units {from preserved freshwater wetlands to developable contiguous uplands
under common ownership at the same underlying density as permitted for those uplands—see

TableHa)).

S o ok 9 o o oo o o o ok o o oo oo e o o ok e o o ol o e o R R RS R ok e s o SO RS R R o
GLOSSARY

RARE AND UNIQUE UPLAND HABITATS (RU) — High-quality native upland habitats
categorized as mature c[ue to the abqence of severe impacts causcd by l{}ggmg, dlamage and
exotic_infestation.—a '
4988} These habitat types mclude those cla351Fed as: qand scrub (320); LDE]StEll bClle (322) pme
flatwoods (411); slash pine/midstory oak (412); tropical hardwood (426); live oak hammock
(427); and, cabbage palm hammock (428). The numbered references are to the Florida Land Use
Cover and Forms Classification System (FLUCFCS) Level Il (Florida Department of
Transportation, 1985).

afe sl e sfe e e sk e ol sl o e s sk sl sfeosle sk o sk sl sk ok sk ok ok sk e sl s e ok e e sl e e s S ke sl sk e e S cte e e sl kel s s ol ol e e ol o e e sk s sk sl ke ke e e sk sk e sk sk sl ok

TABLE 1(A)

¥ Higher densities may be allowed under the following circumstances where wetlands are
preserved on the subject site:
(a) 1If the dwelling units are relocated off-site through the TDR program provided in
LDC, Chapter 2; or
(b) Dwelling units may be relocated to developable contiguous uplands designated
Intensive Development, General Interchange, Central Urban, Urban Community,
Suburban, Outlying Suburban, Sub-Outlying Suburban, Rural, and New
Community from preserved freshwater wetlands at the same underlying density as
permitted for those uplands (see Policy 124.1.1). Impacted wetlands will be
calculated at the standard Wetlands density of 1 du/20 acres. Planned Developments
or Development Orders approved prior to October 20, 2010 are permitted the
density approved prior to the adoption of CPA2008-18.
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