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Amendment Overview:

The applicant is requesting to Amend Map 4-B to add 12.1 acres to the Lee County Utilities
Future Wastewater service area. The proposed map amendment is being submitted concurrent
with a text amendment to allow for commercial development on the subject property within
specific parameters. The proposed amendment to revise Map 4-B to include the subject
property in the future sewer service areas is consistent with Lee Plan Standards in Policy 4.1.2.
The existing Future Water and Sewer Service Area Maps have been developed on a
piecemeal basis through privately initiated Lee Plan amendments that have extended the
future water and sewer service areas past this property to the east. The subject property
represents a gap in the service area with sewer service immediately contiguous to the property
to the west, and service provided to properties in close proximity to the east. Potable water and

sewer lines run along Corkscrew Road in front of the property.
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Exhibit M1

Application

Small Brothers, LLC

Corkscrew Commercial
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APPLICATION FOR A COMPREHENSIVE
PLAN AMENDMENT - MAP

ProjectName: Small Brothers Commercial Utility CPA

ProjectDescription: Amend Map 4-B to add 12.1 acres to the Lee County Utilities Future Wastewater Service Area.

Map(s) to Be Amended: _ Map 4-B Lee County Utilities Future Wastewater Service Area

State Review Process: [] Small-Scale Review [] State Coordinated Review X]Expedited State Review

1. Name of Applicant: Small Brothers, LL.C
Address: 12810 Tamiami Trail N, Suite 200
City, State, Zip: Naples, FL 34110
Phone Number:;_239-352-5151 E-mail: Bruce Lampitt/blampitt@smallbrothers.com

2. Name of Contact: Agnoli, Barber & Brundage, Inc. / Margaret Emblidge, AICP
Address: 7400 Trail Blvd, # 200
City, State, Zip: Naples, FL 34108
Phone Number: 239-597-3111 E-mail: emblidge@abbinc.com

3. Owner(s) of Record: Small Brothers, LL.C
Address: 12810 Tamiami Trail N, Suite 200
City, State, Zip: Naples, FL 34110
Phone Number: 239-352-5151 E-mail: Bruce Lampitt/blampitt@smallbrothers.com

4. Property Location:
1. SiteAddress: 15230 Corkscrew Road, Estero FL (Property 1)
2. STRAP(s): 22-46-26-00-00001.0010

5. Property Information:
Property 1:
Total Acreage of Property:_12.14 Total Acreage Included inRequest: 12.14
Total Uplands:_6.69 acres Total Wetlands: 5.45 aces Current Zoning: _CC Commercial

Current Future Land Use Category(ies): _DR/Wetlands
Area in Each Future Land Use Category: DR/GR 6.69 acres, Wetlands 5.45 acres

Existing Land Use: Vacant

6. Calculation of maximum allowable development under current Lee Plan:

Residential Units/Density:_0 Commercial Intensity: N/A Industrial Intensity: N/A
7. Calculation of maximum allowable development with proposed amendments:

Property 1:

Residential Units/Density:_0 Commercial Intensity: 66,400 sq ft. Industrial Intensity: N/A
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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:

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

il. Total peak hour trip generation from 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 abutting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteriain 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.

iii. 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.

[ = I I~

Sanitary Sewer
Potable Water

. Surface Water/Drainage Basins
. Parks, Recreation, and Open Space
. Public Schools

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

@ -0 0 o

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
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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.

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation.

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:

Fire protection with adequate response times

Emergency medical service (EMS) provisions

Law enforcement

Solid Waste

Mass Transit

Schools

- 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, state
or 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).

AN

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:

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 LeeCounty.

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 andobjective.

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

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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Sketch and Legal Description

The certified legal description(s) and certified sketch of the description for the property subject to the requested change. A
metes and bounds legal description must be submitted specifically describing the entire perimeter boundary of the property
with accurate bearings and distances for every line. The sketch must be tied to the state plane coordinate system for the
Florida West Zone (North America Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of
beginning and the other an opposing corner. If the subject property contains wetlands or the proposed amendment includes
more than one land use category a metes and bounds legal description, as described above, must be submitted in addition to
the perimeter boundary of the property for each wetland or future land use category.

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

For each map submitted, the applicant will be required to submit a 24"x36" version and
8.5"x11" reduced map for inclusion in public hearing packets.

MINIMUM SUBMITTAL ITEMS (3 Copies)

Completed Application (Exhibit — M1)

Filing Fee (Exhibit — M2)

Disclosure of Interest (Exhibit — M3)

Surrounding Property Owners List, Mailing Labels, and Map For All Parcels Within 500 Feet of the Subject Property
(Exhibit — M3)

Future Land Use Map - Existing and Proposed (Exhibit — M4)

Map and Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties
(Exhibit — M5)

Map and Description of Existing Zoning of the Subject Property and Surrounding Properties (Exhibit — M6)

Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Proposed (Exhibit — M7)

Copy of the Deed(s) of the Subject Property (Exhibit — M8)

Aerial Map Showing the Subject Property and Surrounding Properties (Exhibit — M9)

Authorization Letter From the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit — M10)

Lee Plan Analysis (Exhibit — M11)

Environmental Impacts Analysis (Exhibit — M12)

Historic Resources Impact Analysis (Exhibit — M13)

Public Facilities Impacts Analysis (Exhibit — M14)

Traffic Circulation Analysis (Exhibit — M15)

Existing and Future Conditions Analysis -
Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit —
M16)

N N |

Letter of Determination For the Adequacy/Provision of Existing/Proposed Support Facilities - Fire
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools
(Exhibit — M17)

State Policy Plan and Regional Policy Plan (Exhibit — M18)

Justification of Proposed Amendment (Exhibit — M19)

I I

Planning Communities/Community Plan Area Requirements (Exhibit — M20)

APPLICANT — PLEASE NOTE:

Once staff has determined the application is sufficient for review, 15 complete copies will be required to be submitted to staff.
These copies will be used for Local Planning Agency hearings, Board of County Commissioners hearings, and State
Reviewing Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies.

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585.
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Exhibit M3

Disclosure of Interest

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M4

Future Land Use Map
Existing Sewer Service Area Map 4-B

Proposed Sewer Service Area Map 4-B

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M5

Map and Description of Existing Land Uses of the Subject

Property and Surrounding Properties

Small Brothers, LLC

Corkscrew Commercial

The attached aerial shows the location of the subject property and the surrounding uses. The
property directly to the west is the Corkscrew Shores community, which consists of 800
residential units. Adjacent to the property to the north is the Southwest Florida Rock IPD, an
active mining operation. To the south and east of the subject property vacant land owned and

managed by the Lee County and are zoned A-2 and MH-1.
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Exhibit M6

Map and Description of Existing Zoning of the Subject Property

and Surrounding Properties

Small Brothers, LLC

Corkscrew Commercial

The attached aerial shows the location of the subject property and the surrounding uses. The
property directly to the west is the Corkscrew Shores community, which consists of 800 residential
units. Adjacent to the property to the north is the Southwest Florida Rock IPD, an active mining
operation. To the south and east of the subject property vacant land owned and managed by the

Lee County and are zoned A-2 and MH-1.
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Exhibit M7

Signed/Sealed Legal Description and Sketch of the Description
for Each FLUC Proposed

To be Provided under separate cover

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M8

Copy of the Deed

Small Brothers, LLC

Corkscrew Commercial
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Lnarilae Sraal, Lee LOUnTy LiIerk Ol ULCCULT UOUrc, U2ed Loc. U 38ULD, Uy HBo, Fas R IR WA
$10.00 Deputy Clerk WMILLER

Rigturm ta: 11608-07-00786
Narth American Title Company
7051 Cypress Terrace, Suite 201
Ft. Myers, Florida 33907

This Instrument Prepared By:

Morth Asmesican Tille Company

7051 Cypress Terrace, Suite 201

FL Myers, Florkda 33907

Property Appraisers Parcel |dentification (Folio) Member; 22-45-26-00-00001.0010
WARRANTY DEED

This Warranty Deed made this 27th day of June, 2007 by ESTERO BAY BAPTIST CHURCH INC hereinafter called
tive grantor{s), to Small Brothers, LLC, whose post office address is efo Cleveland Construction inc, 8620 Tyler Bivd.,
Mentor, Ohio, 44060, hereinafter called the grantes:

{Wherever used henain tha lesms “grantor® and "grantes” includs all fhe padies lo tha insirument and the beirs, legal represenlatves
and assigrs of Individuals, and e successars and aaakgns of corpomlions)

WITNESSETH:  That the grantor(s), for and in consideration of the sum of $10.00 (ten) and oiher valuable
considerations, receipt whereof ia hereby acknowledged, hereby grants, bargains, s=lls, sliens, remises, releazes,
canveys and confirme unto the grantee sl that cartein land situste in Les County, State of Florida, viz:

The Mortharly 400 fect of that part of the Scuthweat 174 of the Southwest 1/4 of Section 22,
Township 46 South, Range 26 East, lying South of Corkscrew Road, Lee County, Florida.

SUBJECT TQ: covenants, conditions, restrictions, reservations, imitations, easemenls and agreements of record, If
any; taxes and assessments for the year 2008 and subsequent years, and to all apphcabie zoning ordinances andfor
restrictions and prohibitions impoesed by governmental authorities, if any,

TOGBETHER, with all the lenements, hereditaments and appurienances therelo belonging or in anywise
appertaining.

TO HAVE AND TO HOLD, the seme in fee simpée forever.

AND the grantor hereby covenants with said grantee that the grantor is lawiully seized of sald land In fee simple; that
the granfor has good right and lawful authority to sell and convey said land, and hereby warrants the litle 1o said land
and will defend the same against the lawful claims of all persons.

IN WITNESS WHEREOF, the said grantor has signed and sealed these presents the day and year first above
written.

ALY {g\__ﬁ

ESTERC BAY RCH INC
Prinded Signatura
PO Box 847
o Eiraal Adcrass
: Estern, FI 33328
Frintad Sgnalyrs
Cily, Slabe and Zip Code
ey,
Thijrg, Witness Signabae Fagnalure
’ Al
Wilness ure Frinled Sgnalure
" i - ./}/ {f Koo ) -
ness Signabune treet Address
Fitgipdaa H (0 fliwros
‘Wilness Pricted Signaturs Gy, Slabe and Zip Code

BTATEGF.  Florida
COUNTY OF: Lee

The foregaing instrument was acknowladged before me this 37th June, 2007 by ESTERD BAY BAPTIST
CHURCH INC hereinafter called the grantor(s), who produced & . "it-u as
identification,

Mty Gammissian Explres: m,,_/ /}/ ,ff/@&.f_,d_f

Nestiiny Signature Netary Puslic, Sal and Counly Alaresaid

é,..n ﬂIEHIH
E g mmwmmw* Pfried Nolary Sgratrs

* EXPIRES: mwm

e meTAR I B

Page 11 of 50
K:\2022\22-0024 Corkscrew CPA\Correspondences\Documents\CPA - Map Amendment\0 - Submittal Package Map
Amendment.docx



Exhibit M9

Aerial Map Showing the Subject Property

Surrounding Properties

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M10

Affidavit of Authorization

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M11

Lee Plan Analysis

Small Brothers, LLC

Corkscrew Commercial
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LEE PLAN ANALYSIS
EXHIBIT M11

Background

The subject property is located along Corkscrew Road directly east of Corkscrew Shores and west
of Flint Penn Strand. The Future Utility service area extends to the property contiguous to the west
and multiple properties to the east. Both water and sewer lines extend past the subject property
with capacity to serve future development. The property is in the Density Reduction/Groundwater
Resource land use category in the Southeast Lee County Planning Community.

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

In 1989 Lee County amended the future land use category on the subject property from Rural to
Density Reduction/Groundwater Resources. The land use category was changed as part of a
settlement with the State Department of Community Affairs to reduce overall residential Density
on the Future Land Use map through the year 2010, the horizon year of the Lee Plan at that time.
The County did not undertake any analysis to determine the impact of the change on commercially
zoned or previously platted property. After over two decades the County started moving forward
with increased residential development in the DR/GR with the approval of Corkscrew Shores and
utility lines have now been extended to, and past this property to serve development to both the
west and east.

Compliance with the Lee Plan

The proposed plan amendment is being submitted concurrent with a text amendment to allow for
commercial development on the subject property within specific parameters. The proposed
amendment to extend Map 4-B to include the subject property in the future sewer service areas is
consistent with Lee Plan Standards in Policy 4.1.2. The existing Future Water and Sewer Service
Area Maps have been developed on a piecemeal basis through privately initiated Lee Plan
amendments that have extended the future water and sewer service areas past this property to the
east. The subject property represents a gap in the service area with sewer service immediately
contiguous to the property to the west, and service provided to properties in close proximity to the
east. Potable water and sewer lines run along Corkscrew Road in front of the property.

In addition to compliance with the policy above, below is the analysis of compliance with the
comprehensive plan from the text amendment submittal and is applicable to this request.

Page 15 of 50
K:\2022\22-0024 Corkscrew CPA\Correspondences\Documents\CPA - Map Amendment\0 - Submittal Package Map Amendment.docx



LEE PLAN CONSISTENCY

The proposed Map Amendment will allow for sewer service for a neighborhood commercial
development near the intersection of Corkscrew Road and Alico Road. An analysis of how the
proposed map amendment is consistent with the applicable Lee Plan policies follows:

POLICY 1.4.5: The Density Reduction /Groundwater Resource (DR/GR) land use category
includes upland areas that provide substantial recharge to aquifers most suitable for future wellfield
development. These areas also are the most favorable locations for physical withdrawal of water
from those aquifers. Only minimal public facilities exist or are programmed.

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

2. Permitted land uses include agriculture, natural resource extraction and related facilities,
conservation uses, public and private recreation facilities, and residential uses at a maximum
standard density of one dwelling unit per ten acres (1 du/10 acres). See Objectives 33.2 and33.3
for potential density adjustments resulting from concentration or transfer of development
rights.

The Lee Plan does not currently allow for commercial development in the DR/GR land use
category except under very limited circumstances. The associated text amendment will allow
for commercial development only on properties that had commercial zoning prior to the
establishment of the DR/GR land use category. The evaluation of this amendment is for the
subject property located at 15230 Corkscrew Road which will demonstrate that future
development will be compatible with maintaining historic surface flows and groundwater
quality.

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are
identified as Wetlands in accordance with F.S. 373.019(27) through the use of the unified state
delineation methodology described in FAC Chapter 27-340, as ratified and amended in F.S.
373.4211.

The subject property has areas that have been designated as wetlands in accordance with F.S.
373.019(27) through the use of the unified state delineation methodology. Any proposed
development will make efforts to avoid and minimize impacts in accordance with State and
Federal guidelines. To the extent that impacts cannot be avoided, mitigation will be provided to
preserve overall wetland function in the Basin. In addition, for every acre of development
that occurs (upland or wetland) funding for additional offsite mitigation will be provided if
needed.
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POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses and
recreational uses that will not adversely affect the ecological functions of wetlands. All
development in Wetlands must be consistent with Goal 124 of this plan. The maximum density is
one dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided in Table 1(a) and
Chapter XIII of this plan.

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

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

The proposed amendment is in a location where large-scale mixed use and residential development
is occurring or in place directly to the west and in close proximity to the north and east. The
proposed plan amendment would allow for the development of an appropriate (neighborhood
commercial) use for the subject property in an appropriate location (at the intersection of
Corkscrew Road and Alico Road).

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

The subject property is located in an area that is evolving as it is developed under an overlay
designation that allows for increased residential densities. The residential development to the west,
consisting of small lot residential units around a large lake, has been required to extend urban
infrastructure and is designated on Maps 4A and 4B for water and sewer service. The Place and
other similar developments to the north and east all are paying a proportionate share fee to extend
urban services to the area, including the cost of utilities, EMS services and road infrastructure.
That said, urban services are already available or will be available to the subject property through
the associated map amendment.

POLICY 6.1.2: Commercial development in non-urban future land use categories is limited to

Minor Commercial except that:

* Neighborhood Commercial uses serving the Lee County Civic Center are permitted within one
quarter mile of SR31 between North River Road and the Caloosahatchee River in the North
Olga Community Planning Area and may be expanded to Community Commercial when
approved as part of a planned development that is located at the intersection of two arterial
roadways and has direct access to, or the ability to extend, existing water and sanitary sewer
utilities.
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* Neighborhood Commercial uses are permitted in the Southeast Lee County Planning District
as provided for in Objectives 13.3 and 33.3.

With the proposed text amendments, the subject property would be consistent with the provision
of Neighborhood Commercial uses as permitted in Southeast Lee County Planning District.

POLICY 6.1.4: Commercial development will be approved only when compatible with adjacent
existing and proposed land uses and with existing and programmed public services and facilities.

The proposed plan amendment will allow for commercial development adjacent to residential
development on the west, County owned A-2 zoned property on the east and south and a mining
site on the north. Buffer requirements on the west will ensure compatibility with adjacent
residential development. There are no compatibility concerns with the location of commercial uses
on the subject property. Urban services either exist or are planned for at this location.

POLICY 6.1.5: The land development regulations will require that commercial development be
designed to protect the traffic-carrying capacity of roads and streets. Methods to achieve this
include, but are not limited to: frontage roads; clustering of activities; limiting access; sharing
access; setbacks from existing rights-of-way; acceleration, deceleration and right-turn-only lanes;
and, signalization and intersection improvements.

The proposed plan amendment is in an area where capacity exists on the adjacent roadway network
as demonstrated by the attached TIS. The required TIS for a local development order will further
assess and address the traffic-carrying capacity of Corkscrew Road.

GOAL 33: SOUTHEAST LEE COUNTY. Protect Southeast Lee County’s natural resources
through public and private acquisition and restoration efforts. Development incentives will be
utilized as a mechanism to preserve, enhance, and protect natural resources, such as regional flow-
ways and natural habitat corridors in the development of privately owned land. Allowable land
uses will include conservation, agriculture, public facilities, low density or clustered residential,
natural resource extraction operations, and private recreation facilities; allowable land uses must
be compatible with protecting Southeast Lee County’s environment.

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

OBJECTIVE 33.2: WATER, HABITAT, AND OTHER NATURAL RESOURCES.
Designate on a Future Land Use Map overlay the land in Southeast Lee County that is most critical
toward restoring historic surface and groundwater levels and for improving the protection of other
natural resources such as wetlands and wildlife habitat.
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The subject property is not designated in any Tier for Priority Restoration. In accordance with Lee
Plan Map 1, Page 4, the subject property is not a priority.

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

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

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

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

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

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

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

OBJECTIVE 60.4: INCORPORATION OF NATURAL SYSTEMS INTO THE
SURFACE WATER MANAGEMENT SYSTEM. Incorporate natural systems into surface
water management systems to improve water quality, air quality, water recharge/ infiltration, water
storage, wildlife habitat, recreational opportunities, and visual relief.
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POLICY 60.4.1. Encourage new developments to design surface water management systems with
Best Management Practices (BMPs) including, but not limited to, filtration marshes, grassed
swales planted with native or Florida Friendly Landscaping vegetation, retention/detention lakes
with enlarged littoral zones, preserved or restored wetlands, and meandering flow-ways.

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

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

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

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

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

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

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

POLICY 61.2.1: All development proposals outside the future urban areas must
recognize areas where soils, vegetation, hydrogeology, topography, and other factors
indicate that water flows or ponds; and require that these areas be utilized to the
maximum extent possible, without significant structural alteration, for on-site stormwater
management; and require that these areas be integrated into area-wide coordinated
stormwater management schemes.

Policy 61.2.1 requires existing on-site water management features on the property to be utilized
to the maximum extent possible for on-site water management and be integrated into the area-
wide coordinated stormwater management schemes. As described in the Surface Water Level of
Analysis, a natural wetland pond that is partially located on the property along the south property
line will be utilized as the property's water management outfall to maintain hydrology within the
wetland.
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POLICY 61.2.2: Where no natural features of flow or ponding exist on a site outside the future
urban areas, the county will require that water management structures be designed and constructed
in such a manner as to mimic the functions of natural systems. Special engineering and design
standards for such structures will be incorporated into revised development regulations.

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

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

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

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

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

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

Policy 61.2.5 clarifies that Policies 61.2.1 and 61.2.4 are not intended to prohibit any permittable
surface water management solution that is consistent with good engineering practices.

POLICY 61.2.6: The county will maintain regulations that require reclamation standards for
future excavation that mimic natural systems through the techniques that improve water quality,
wildlife utilization, and enhance groundwater recharge.

Policy 61.2.6 Directs Lee County to maintain regulations that require reclamation standards for
future excavations that mimic natural systems. Any proposed development will have to meet all
of Lee County’s design standards at the time of local development order unless a deviation is
approved through the planned development zoning or SFWMD permitting.

OBJECTIVE 61.3. GENERAL SURFACE WATER MANAGEMENT STANDARDS. Lee
County will continue to provide sufficient performance and/or design standards for development
protective of the function of natural drainage systems.

GOALS 115 (Water Quality and Wastewater) and 117 (Water Resources) are addressed
in the Water Resources Report by Water Sciences Associates revised date September 2022
(See Attachment M21). This report concluded the following:
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Analysis and review of the proposed site development, surface water and groundwater resources,
water supply and demand needs, and potential impact assessments to water levels and natural
resources suggest that the proposed development will have negligible impacts to natural resources
and/or existing nearby users. Ground and surface water levels will be maintained or enhanced
and water quality leaving the site will meet all applicable standards with a properly designed
stormwater management system. It is relevant to note that the proposed commercial development
is one of the better options for the project site with regards to minimizing impacts to water resources
in the DRGR considering the other options of land use such as farming / agricultural or residential
uses will have a higher water demand. Impact assessments provided in this study indicate that the
drawdown in shallow groundwater at the project boundary due to the proposed project footprint
will be negligible (less than 0.06 feet).
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Exhibit M12

Environmental Impacts Analysis

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M12

15230 Corkscrew Road Parcel

Protected Species Assessment

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

August 2017

Prepared for:

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

Prepared by:

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



Introduction

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

Site Conditions

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

Vegetation

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

Table 1. Acreage summary by FLUCCS

FLUCCS

CODE DESCRIPTION ACREAGE
411E Pine Flatwoods invaded by Exotics (5-9%) 3.83
411E2 Pine Flatwoods invaded by Exotics (10-25%) 1.30
414E2 Pine - Mesic Oak invaded by Exotics (10-25%) 1.53
428HE3 | Hydric Cabbage Palm invaded by Exotics (51-75%) 1.05
619 Exotic Wetland Hardwoods 2.80
641E4 Freshwater Marshes invaded by Exotics (76-90%) 1.60
TOTAL 12.14

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

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







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

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

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

FLUCCS Code 428HES3 - Hydric Cabbage Palm invaded by Exotics (51-75%)
The southwestern portion of the property was likely cleared in the past and is
comprised of a canopy of cabbage palm, laurel oak, and Brazilian pepper. The
midstory is open and ground cover is comprised primarily of leaf duff.

FLUCCS Code 619 - Exotic Wetland Hardwoods

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

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

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

Survey Method

Each habitat type was surveyed for the occurrence of listed species likely to occur
in the specific habitat types. The survey was conducted using meandering
pedestrian belt transects. This survey methodology is based on the Lee County
administratively approved Meandering Transect Methodology. Observations of the
freshwater marsh were taken from areas surrounding the marsh. The approximate
locations of all direct sighting or signs (such as tracks, nests, and droppings) of a
listed species were denoted on the aerial photography. The 1" = 100’ scale aerial
Protected Species Assessment Map (Figure 1) depicts the approximate location
of the survey transects and the results of the survey. The listed species survey
was conducted during the mid-morning hours of August 23, 2017. During the
survey, the weather was warm and sunny.



Species listed as endangered, threatened, or species of special concern by the
Florida FWC or the FWS that could potentially occur on the subject parcel
according to the Lee County Protected Species Ordinance are listed in Table 2.
This list from the Lee County Protected Species Ordinance is general in nature,
does not necessarily reflect existing conditions, and is provided for general
informational purposes only.

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

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

FLUCCS Percent _ Present | Absent
Survey Species Name
CODE
Coverage
411E 80 Gopher Frog (Rana areolata)
411E2 Eastern Indigo Snake (Drymarchon corais couperi)

Gopher Tortoise (Gopherus polyphemus)

Red-cockaded Woodpecker (Picoides borealis)

Southeastern American Kestrel (Falco sparverius
paulus)

Big Cypress Fox Squirrel (Sciurus niger avicennia)

Florida Black Bear (Ursus americanus floridanus)

Florida Panther (Felis concolor coryi)

Beautiful Pawpaw (Deeringothamnus pulchellus)

Fakahatchee Burmannia (Burmannia flava)

Florida Coontie (Zamia floridana)

Satinleaf (Chrysophyllum olivaeforme)

414E2 80 Gopher Frog (Rana areolata)

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

428HE3 80 Eastern Indigo Snake (Drymarchon corais couperi)

Audubon’s Crested Caracara (Polyborus plancus
audubonii)

Florida Black Bear (Ursus americanus floridanus)

Florida Panther (Felis concolor coryi)

Simpson’s Stopper (Myrcianthes frangrans var.

simpsonii)

< 2 2 2L 2l 2222 2 2 2 2 2 2 2 2 2 2 2 2|

619 80 None




641E4 80 American Alligator (Alligator mississippiensis)
Florida Sandhill Crane (Grus canadensis pratensis)
Limpkin (Aramus guarauna)

Little Blue Heron (Egretta caerulea)

Reddish Egret (Egretta rufescens)

Snail Kite (Rostrhamus sociabilis)

Snowy Egret (Egretta thula)

Tricolored Heron (Egretta tricolor)

Wood Stork (Mycteria americana)

Everglades Mink (Mustela vison evergladensis)

<L 222 2 22 2 2 2|

Results

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

10/27/2018

current owner:

SMALL BROTHERS LLC
8620 TYLER BLVD
MENTOR, OH

44060

This is in response to your request for Flood Insurance Rate Map information for the following property.
STRAP Number: 22-46-26-00-00001.0010

15230 CORKSCREW RD

ESTERO, FL 33928

Current FIRM information for this parcel:
Community-125124

Panel-0625

Suffix-F

Effective Date-8-28-2008

Revised Date-No Revision

Graphically determined as Flood Zone: X-100.00%
Floodway -- NO

Construction FIRM information for this parcel:
Vacant property

Additional current information regarding FIRM maps, flooding or others hazards for this parcel:
Coastal High Hazard Area -- NO

Coastal Building Zone -- NO

Evacuation Zone -- C

Coastal Barrier Resources / OPA:NO

Coastal Barrier Resources System (COBRA)-old -- NO

Watershed -- Estero River-98.67%, Imperial River-1.33%

WindSpeed Building Risk Category I -- 150 mph, FBC figure 1609C

WindSpeed Building Risk Category II -- 160 mph, FBC figure 1609A

WindSpeed Building Risk Category III and IV -- 170 mph, FBC figure 1609B

This determination is based on the Flood Insurance Rate Map (FIRM), which is published by FEMA and
adopted by Lee County. Purchasing flood insurance is necessary to obtain a federal grant, FHWA, VA,
and most conventional loans to buy, build, or rebuild a structure in a Special Flood Hazard Area.

This letter does not imply that the referenced property will or will not be free from flooding or damage. A
property not in a Special Flood Hazard Area (SFHA) may be damaged by a flood greater than that
predicted on the FIRM or from a local drainage problem not shown on the map. This letter does not
create liability on the part of the County or any officer or employee thereof, for any damage that results
from reliance on this determination.

To discuss this letter, please contact Lee County Community Development, (239) 533-8585.

Sincerely,

Shawn McNulty
Interim Building Official and
Floodplain Administrator



Exhibit M13

Historic Resources Impact Analysis

The subject property contains no known historic resources as evidenced in the attached letter
from the Division of Historic Resources. The attached archeological sensitivity map shows that a

portion of the property is in Sensitivity Zone 2

Small Brothers, LLC

Corkscrew Commercial
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HISTORIC RESOURCES IMPACTS ANALYSIS
Exhibit M13

The subject property contains no known historic resources as evidenced in the attached letter
from the Division of Historic Resources. The attached archaeological sensitivity map shows that
a portion of the property is in Sensitivity Zone 2.



Letter Provided from Prior CPA 2019-00011 Application
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Exhibit M14

Public Facilities Impacts Analysis

Small Brothers, LLC

Corkscrew Commercial
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Public Facilities Impact Analysis

The proposed amendment to Sewer Service Area Map 4-B would expand the service area to the
subject property. There are adequate potable water, sanitary sewers, solid waste, police, and fire/
EMS, and transportation facilities to serve the subject property. There are no impact to parks,
recreation, open space or public schools. Commercial development does not generate demand for
those services.

Transportation Circulation Analysis:

The subject property is located at the southwest corner of Corkscrew Road and Alico Road.
Alico Road is a major collector roadway and Corkscrew Road is an arterial facility, both
are maintained by the County. Corkscrew Road from Ben Hill Griffin Parkway to Alico
Road will be widened from 2-lane to 4-lane within 5 years.

Lee Plan amendments require a short range (5 years) and long range (20+ years) level of
service (LOS) analysis. The 5 year and the long range 2040 LOS analysis indicates that in
the three mile study area all the roadway segments are anticipated to operate at or better
than the adopted LOS standard in year 2024 and year 2040. Based on the submitted data
and analysis, there are no required modifications to the adopted Lee County 2040 Cost
Feasible Plan network as result of this request.

Existing and Future Conditions

Utilities: Potable water is available from the Pinewood Water Treatment Plant and
wastewater service would be provided by the Three Oaks Water Reclamation Facility.

Solid Waste: The subject property has access to solid waste services. Solid waste collection
services will be provided by Lee County using the Lee County Resource Recovery Facility
and the Lee-Hendry Regional Landfill.

Fire: Estero Fire Rescue indicated they are capable of providing fire protection.

EMS: The subject property has access to EMS services by Lee County Emergency Medical
Services.

Police: The Lee County Sheriff will provide law enforcement services primarily from the
Lehigh Acres and Bonita Springs substations. The future development of the subject
property will not affect the ability of the Lee County Sheriff’s Office to provide core
services at this time.

Environmental Impacts

Attached is an environmental assessment conducted by Dex Bender and Associates. The
subject property consists of both upland and wetland areas with varying degree of exotic
infestation. No endangered or threatened species were found on site. Development of the
subject property will need to comply with all applicable land development code
requirements pertaining to indigenous vegetation preservation and open space. The
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proposed text amendment requires a significantly greater level of on-site indigenous
preservation through strict limitations on wetland impacts. Given the size and location of the
subject property at the intersection of two arterial roads and adjacent to a residential
community to the west the development will not have a significant adverse impact on

environmental resources, but instead are designing the text amendment to have an overall
positive impact.
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Exhibit M15

Traffic Circulation Analysis

Small Brothers, LLC

Corkscrew Commercial
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Exhibit M16

Existing and Future Conditions Analysis

Small Brothers, LLC

Corkscrew Commercial
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Existing and Future Conditions Analysis M16

Levels of Service Water and Wastewater

Demand Projections

The subject property is within the Lee County Utilities (LCU) potable water franchise area
as depicted on Lee Plan Map 4-A and 4-B. The existing property is zoned Community
Commercial (CC) and located in the Density Reduction/Groundwater Recharge land use
category. With the proposed amendment, a total of 66,400 S.F. of commercial retail and
office will be allowed.

Table 1 below provides a summary of projected utility demands in gallons-per-day (GPD)
for the development based on Lee County Utilities (LCU) design standards and Chapter
64E-6 of the Florida Statutes and using demand assumptions commonly accepted for
planning purposes.

Table 1. Estimated Utility Demands at Build-out:

Development Type Cumulative Unit Demand | Total Demand (GPD)
Units
Proposed Commercial 66,400 SF 0.15/SF 9,960
Total 9,960

Under the proposed land use designation with the projected development parameters, the
estimated utility demand for the property will be 9,960 GPD.

Wastewater Level of Service

For wastewater service, the property is adjacent to Lee County Utilities' wastewater
franchise area that serves Corkscrew Shores to the west of the property. The County’s
wastewater franchise area will be amended to include the subject property as well.

Lee County Utilities maintains an existing wastewater forcemain along the subject
property’s frontage with Corkscrew Road. The forcemain will be utilized to provide for a
connection to LCU’s wastewater system for service.

LCU’s Three Oaks Regional Wastewater Treatment Plant is the closest facility available
to serve the property and serves other developments west of the subject property along
Corkscrew Road. According to the 2021 Lee County Concurrency Report, the Three Oaks
facility is permitted with a capacity of 6.0 million gallons per day (MGD) and is projected
to expand capacity to 8.0 MGD in 2024. Therefore, there is sufficient capacity within the
existing plant to serve the 9,960 GPD increase in demand to LCU’s system from this project
at build-out.

Potable Water Level of Service

For potable water service, the project is intending to connect to LCU’s water
distribution system provided along Corkscrew Road. As described above, the property
is also adjacent to LCU’s water franchise area that serves Corkscrew Shores to the west.
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Existing and Future Conditions Analysis M16

Lee County Utilities maintains an existing water distribution main within the Corkscrew
Road right-of-way along the subject property’s frontage. Service to the property will be
provided by connecting to the water main and extending mains into the property for service.
According to the 2021 Lee County Concurrency Report, LCU's interconnected water
distribution system is permitted to serve 50.9 MGD and is projected to operate at 32.6
MGD for 2025. Therefore, there is sufficient capacity within the existing plant to serve the
9,960 GPD increase in demand to LCU’s system from this project at build-out.

Surface Water Level of Service Analysis:

Existing Conditions:

The existing site is approximately 12.1 acres located south of Corkscrew Road, southwest
of the intersection of Corkscrew Road and Alico Road. The drainage pattern for the site is
generally from the north of the property to the south. The site topography is generally at
elevation 19.0° NAVD to the north and nearly 18.0° NAVD to the south. Within the
wetlands located on the property, elevations vary from 15.5° NAVD to 17.0° NAVD. The
site does not have significant offsite flows to accommodate, as Corkscrew Road is
effectively a berm to the north, and residential development is to the west. There are
existing Corkscrew Road swales to the north, and a conveyance swale for Corkscrew Road
to the west. The east property is undeveloped other than an access road adjacent to the east
property line for access to a well field, and to the south are SFWMD district owned lands
including wetlands and a proposed pond.

Proposed Water Management System:

Surface water management of the site shall comply with Lee County and SFWMD
stormwater quality and quantity requirements. The stormwater system will consist of
interconnected dry detention stormwater areas and swales, and subsurface storage if
necessary to meet total volumetric requirements. The system will be privately owned
and maintained. The site will discharge to the onsite wetland preserve, which is
connected to the south off site. The historical flow for the culvert crossing located in the
Corkscrew Road right-of-way will be maintained and the culvert extended to the on-site
wetland preserve. The stormwater system will be designed to limit discharge rates from the
development to a 25-year, 3-day storm peak discharge rate of 25 csm (cubic feet per square
mile), or as amended by agencies. The control elevation for the water management facilities
shall be consistent with the seasonal water table elevations of the existing wetland located
on the property. Drainage from the site will be routed from the dry detention pond
and control structure to the onsite wetlands where it will then discharge to Flint Pen
Strand which drains to the Imperial River.
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Existing and Future Conditions Analysis M16

Parks, Recreation and Open Space
Regional Parks

The Lee County Public Facilities Level of Service and Concurrency Report 2021
indicates a total of 7,064 acres of existing regional parks operated by county, local, state,
and federal governments within Lee County. The capacity required to meet The Lee Plan
Policy 95.1.3 non-regulatory level of-service standard of 6 acres per 1,000 total seasonal
county population is equal to: 886,000 [seasonal county population] X (6 acres/1,000
population) = 5,316 acres

The Bureau of Economic and Business Research (BEBR) Projections of Florida
Population by County, 2020-2045, with Estimates for 2019 provided a high projected
population of 997,000 for Lee County in 2030. This would require 5,982 acres to meet
the level of service standard. There is more than adequate existing Regional Park acreage
in Lee County to meet the needs of the project.

Community Parks

The Lee County Public Facilities Level of Service and Concurrency Report 2021
indicates a total of 743.1 acres of existing community parks operated by Lee County or
jointly operated with The School District of Lee County within Lee County. The
capacity required to meet the Lee Plan Policy 95.1.3 non-regulatory level of-service
standard of 0.8 acres per 1,000 total permanent county population is equal to: 368,415
[permanent unincorporated county population] X (0.8 ac/1,000 population) = 295 ac

The existing inventory of community parks within Lee County meets the community
park level- of-service standard in the County for the year 2020 and will continue to do
so at least through the next five years. The level of service standard increased from 285
acres in 2019 to 295 acres in 2021 which represents here is more than adequate existing
Community Park acreage in Lee County to meet the needs of the project.

Public Schools

The subject property is within the South Zone, sub-zone S-2. Lee Plan Policy 95.1.3
provides that Public Schools Facilities LOS standards for Elementary Schools, Middle
Schools, High Schools and Special Purpose Facilities is based upon Permanent Florida
Inventory School Houses (FISH) capacity and is 100% as adjusted by the School Board
annually to account for measurable programmatic changes.

According to the Lee County Public Facilities Level of Service and Concurrency Report
2021, the South Zone showed an available capacity of 893 elementary school seats, 368
middle school seats, and 612 high school seats. The letter of review and recommendation
received from the School District of Lee County indicated that capacity is an issue within
the Concurrency Service Area (CSA) at the elementary school level, however capacity
is available in the adjacent CSA.
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Exhibit M17

Letter of Determination for the Adequacy/Provision of

Existing/Proposed Support Facilities:
Fire Protection,
Emergency Medical Service,

Law Enforcement,

Solid Waste, & Lee County Utilities,

Small Brothers, LLC
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Exhibit M18

State Policy Plan and Regional Policy Plan

Small Brothers, LLC

Corkscrew Commercial

Not Applicable
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Exhibit M19

Justification of Proposed Map Amendment

Small Brothers, LLC

Corkscrew Commercial
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Justification of the Proposed Map Amendment
Exhibit M19

The following justification is to allow for the Map amendment that will allow for public
sewer service for the proposed commercial development on the subject property. If
commercial development is allowed to occur on the property, given the location of
existing water and sewer lines that run directly past the property would service a
legitimate planning goal. Connecting to available service rather than accommodating a
package facility or large septic system is preferable both environmentally and
from a cost efficiency of service.

The Lee County Ultilities Department provided a Potable Water and
Wastewater Availability comment letter dated August 29, 2022 which supports the
appropriateness of approving the proposed Map 4B Amendment. The applicant agrees
with the requirements highlighted. The following is a verbatim quote of that letter Dated
August 29, 2022 (also attached for reference).

“The subject property is located within Lee County Utilities Future Service Area as
depicted on Map 4A4, but not Map 4B, of the Lee County Comprehensive Land Use Plan.
Potable Water and sanitary Sewer lines are in operation adjacent to the property
mentioned above. However, in order to provide service to the subject parcels, developer
funded Comprehensive Plan Amendment and system enhancements such as line
extensions will be required.

Your firm has indicated that this project will consist of 4 commercial units with an
estimated flow demand of approximately 10,800 gallons per day. Lee County Ultilities
presently has sufficient capacity to provide potable water and sanitary sewer service as
estimated above.

Availability of potable water and sanitary sewer service is contingent upon final
acceptance of the infrastructure to be constructed by the developer. Upon completion
and final acceptance of this project, potable water service will be provided through
our Pinewood Water Treatment Plant.

Sanitary sewer service will be provided by Three Oaks Water Reclamation Facility. The
Lee County Utilities” Design Manual requires the project engineer to perform hydraulic
computations to determine what impact this project will have on our existing system.

There are no reuse mains in the vicinity of this parcel.

Prior to beginning design work on this project, please meet with LCU Staff to determine
the best point of connection and discuss requirements for construction.

This letter should not be construed as a commitment to serve, but only as to the
availability of service. Lee County Utilities will commit to serve only upon receipt of all
appropriate connection fees, a signed request for service and/or an executed service
agreement, and the approval of all State and local regulatory agencies.

Further, this letter of availability of potable water and sanitary sewer service is to be
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utilized for Comprehensive Plan Amendment only. Individual letters of availability will
be required for the purpose of obtaining building permits.”

The following is a reiteration of the Text Amendment Justification that further supports the
appropriateness of this map amendment.

Location and Property Description

The proposed text amendment to the Lee Plan addresses a historic non—conforming zoning
in the DR/GR by allowing the property to develop under the approved zoning with
significantly enhanced preservation requirements. The text amendment applies only to
properties which had commercial zoning prior to September 17, 1990, along Corkscrew Road.
This includes the Small Brothers property located at 15230 Corkscrew Road (subject
property) and the Corkscrew Country Store property located at 19990 Corkscrew Road. This
text amendment is in conjunction with a Map Amendment to include the subject property on
the Lee County Ultilities Future Water and Wastewater service area Maps 4A and 4B.

The subject property is located at the southwest corner of Corkscrew and Alico Roads adjacent
to Corkscrew Shores on the west. Attached is a map of commercial zoning within the
Southeast Lee County Planning Community approved prior to 1990. The property effected is
approximately 12.1 acres, 5.45 acres of which are wetlands. The site is located in the Density
Reduction/Groundwater Resource and Wetlands land use categories. Not only is Corkscrew
Shores residential development contiguous to the west (developed under Policy 33.2.3), but
there are several large residential communities that have been approved and are in the process
of active development to the east (See attached regional Aerial Map)

Subject Property History

The subject property was rezoned to Community Commercial (CC) in 1982 and received a
variance (Zoning Resolution ZAB-82-337) to allow a private sewer treatment plant on the
western side of the property in association with the proposed development of a mobile home
park on the property to the south (SP-82-337). The mobile home community was never
constructed and is now owned by Lee County.

In 1989 Lee County amended the future land use category on the subject property from Rural
to Density Reduction/Groundwater Resources. The land use category was changed as part of
a settlement with the State Department of Community Affairs to reduce overall residential
Density on the Future Land Use map through the year 2010, the horizon year of the Lee Plan
at that time. The County did not undertake any analysis to determine the impact of the change
on commercially zoned or previously platted property. After over two decades the County
started moving forward with increased residential development in the DR/GR with the
approval of Corkscrew Shores. Corkscrew Shores had an approved plat that permitted
residential development and it is located adjacent to the property on the west. Corkscrew
Shores obtained approval of an amendment to the comprehensive plan and zoning that
recognized the pre-existing approvals and allowed the reconfiguration of the existing
residential density.

There have been several mixed-use developments that have been development or planned
along Corkscrew Road. The growing number of residents east of I-75 has created a demand
for neighborhood commercial services in proximity to the residences. The subject property is

located at the only major intersection (Corkscrew/Alico) in the area. The subject property is
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one of the few commercially zoned parcels in a strategic location to serve the neighborhood
retail needs of the surrounding uses.

Proposed Text Amendment

The proposed text amendments include Policies 1.4.5, 33.2.5 and creates new Objective 33.4
and Policy 33.4.1. The purpose of these amendments is to exempt two parcels from the
commercial limitations established by Policy 33.2.5. These parcels were zoned Community
Commercial (CC) prior to September 17, 1990, the establishment of the DR/GR land use
designation. The parcels to be exempt are the Small Brothers property located at 15230
Corkscrew Road and the Corkscrew Country Store located at 19990 Corkscrew Road.

1.4.5.2. Permitted land uses include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential uses at a
maximum standard density of one dwelling unit per ten acres (1 du/10 acres). See Objectives
33.2 and 33.3 for potential density adjustments resulting from concentration or transfer of
development rights. Commercial uses may only be permitted on properties in Southeast Lee
County in accordance with Policy 33.2.5, Objective 33.4 and Policy 33.4.1

POLICY 33.2.5: Commercial uses may only be permitted if incorporated into a Mixed-Use
Community, Environmental Enhancement and Preservation Community, or Rural Golf
Course Community depicted on Map 2-D. The maximum commercial floor area that may be
approved within the Southeast Lee County community plan area may not exceed 300,000
square feet. Property with existing conventional commercial zoning approved prior to
September 17, 1990, are exempt from this limitation.

The proposed Objective 33.4 and Policy 33.4.1 are to provide performance standards for the
commercially zoned parcels approved prior to the designation as DR/GR. These standards
would be consistent with the preservation requirements required on the projects in the area.
The text amendment will also require rezoning to a Commercial Planned Development where
uses will be limited to those that do not create concern about groundwater impacts to the
County’s well field. The proposed text amendment is as follows:

OBJECTIVE 33.4: COMMERCIAL ZONING APPROVED PRIOR TO SEPTEMBER 17,
1990. To allow development of commercial uses on properties designated DR/GR and
Wetlands that have existing conventional commercial zoning approved prior to September 17,
1990.

POLICY 33.4.1: Property with existing conventional commercial zoning approved prior to
September 17, 1990, shall be approved for the development of commercial uses if the project
is found consistent with and demonstrates through a planned development rezoning of the

following:

The development shall be served by central water and sewer.

The development shall be designed to minimize impacts to wetlands by allowing impacts for
stormwater retention/detention, accessways and limited parking. Buildings and structures are
prohibited in wetlands unless otherwise redesignated to uplands through state environmental
permitting pursuant to Policy 124.1.2.
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Commercial uses shall not include any of the following uses: auto parts stores, lawn and
garden supply stores, fuel pump stations, drycleaners (on-site), or any other use that is
not compatible with protecting Southeast Lee County’s environment.

A total of 1 ¥ -inches of treatment, a %4 -inch of which must be completed via dry pretreatment.
Dry and wet treatment must be located outside of the 6-month travel zone.

Ground water quality monitoring well(s) for the Surficial Aquifer System are provided and
located between Lee County’s nearest production well(s) and the development.

Flowway connection(s) between onsite and offsite wetlands shall be provided.

The proposed amendment requires compliance with the Lee County Wellfield Protection
Ordinance, additional stormwater treatment and restrictions on placement of dry and wet
treatment areas. The proposed amendment also requires a connection to Central Water and
Sewer. All these measures are taken to ensure no impact to the County’s water supply.

Surrounding Uses/Compatibility

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

Proposed Request

The proposed amendment to the Lee Plan will acknowledge the current commercial zoning
on the subject property. Residential uses are not permitted in the CC zoning district, and this
is not a suitable location for a rural residential estate with proximity to an intersection of two
arterials and an IPD with, a mining use a few hundred feet away. The commercial
development will be limited to neighborhood levels of commercial development, which by
their nature serve the surrounding neighborhoods. The request also requires preservation in
excess of requirements in urban areas.

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

The subject property is appropriately sized to meet many of the smaller daily needs. A rule of
thumb for commercial generation rates from residential population is approximately 20 square
feet per capita. Many larger metropolitan areas have around 40-55 square feet per capita and
contain a wider diversity of retail uses than the smaller service needs that are the intended use
of the subject property. This estimate adjusts for the overall trend of declining retail space and
doesn't include the need for office type uses (including those commonly found in shopping
centers such as realtors, dental, and title companies). Therefore, an overall conservative
estimate for the amount of commercial area needed to serve each residential unit is
approximately 40 square feet (assuming a conservative 2 people per unit). With the amount
of residential units built and planned for beyond 2-miles east of the Grandezza Shopping
Center, there is a need for additional commercial along east Corkscrew Road. See attached
Regional Aerial Map with the 2-mile travel radius for market service areas

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

Existing and Future Conditions Analysis

In accordance with Policy 95.1.3 attached are an analysis of the impacts to sanitary sewer,
potable water and surface water. There are no impacts to parks, recreation, open space or
public schools. Commercial development does not generate demand for those services.

Environmental Impacts Assessment

Attached is an environmental assessment conducted by Dex Bender and Associates. The
subject property consists of both upland and wetland areas with varying degrees of exotic
infestation. No endangered or threatened species were found on site. Development of the
subject property will need to comply with all applicable land development code requirements
pertaining to indigenous vegetation preservation and open space unless deviations are
approved through the planned development zoning process. Any proposed development will
go through the environmental resource permit application process. To the extent that wetland
areas are impacted by development, those areas will be mitigated for in accordance with State
guidelines. Upland areas created through wetland impacts will revert to the underlying land
use category as they will no longer be “wetlands”. All wetland areas will be preserved in
accordance with the environmental resource permit process and will contain uses consistent
with Policy 1.5.1. and Goal 124. Given the size and location of the subject property at the
intersection of two arterial roads and adjacent to an existing residential community to the west
and an Industrial Planned Development for a mine to the north the development will not have
a significant adverse impact on environmental resources. Instead, the text amendment is
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designed to have an overall positive impact including connectivity of onsite wetlands with
offsite wetlands.
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Exhibit M20

Surrounding Property Owners List, Mailing Labels, and Map

Small Brothers, LLC

Corkscrew Commercial
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ALICO ROAD LLC
465 PINE RIDGE RD

RT MYERS, FL 33908

LEE COUNTY
PO BOX 398

'RT MYERS, FL 33902
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A THIERRY JACQUES &
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Exhibit M21

Water Resources Report

Small Brothers, LLC
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SECTION A
INTRODUCTION

Project Overview

The Corkscrew Commercial development (Project) is located at 15230 Corkscrew Road,
southwest of the intersection of Alico Road and Corkscrew Road, within Section 22, Township
46 South, Range 26 East in Lee County, Florida. The project is an approximately 12-acre
proposed commercial development which will include community retail centers totaling
approximately 67,000 square feet at build-out. The site is zoned as “Community Commercial”
and located in the Lee County’s Density Reduction Groundwater Recharge (DRGR) zone.
Refer to Figure 1 for a regional location map of the project and Figure 2 for a conceptual site
plan.

Figure 1. Location of the project site

The project site is bordered to the north by the Youngquist Brothers Rock quarry, and a
nursery. The project is bordered to the west by the Corkscrew Shores residential community.
The project is bordered to the east and south by undeveloped land owned by Lee County and
SFWMD respectively. The Lee County Utilities Corkscrew Wellfield is near the property and
a portion of the project falls within wellfield protection zones of that wellfield, established by
Lee County Ordinance #07-35. A review of the SFWMD GIS database indicates that the
project did not have an active water use or environmental resource permit prior to the current
owner purchasing the property. The previous owner of the site, Estero Bay Baptist Church,
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applied for water use permit for land use irrigation in 2009. However, the application was
incomplete and was later withdrawn.

Figure 2. Conceptual Site Plan

Considering the project lies within the DRGR zone, the project will be required to satisfy the
following policies and goals set forth by the County.

Policy 1.4.5 of the Lee Plan requires new land uses in the DRGR: “to demonstrate
compatibility with maintaining surface and groundwater levels at their historic levels (except
as provided in Policies 33.1.3 and 33.3.4) utilizing hydrologic modeling, the incorporation of
increased storage capacity, and inclusion of green infrastructure. The modeling must also
show that no adverse impacts will result to properties located upstream, downstream, as well
as adjacent to the site. Offsite mitigation may be utilized, and may be required, to demonstrate
this compatibility. Evidence as to historic levels may be submitted during the rezoning or
development review processes.”

Policy 2.4.3 requires in part, that applicants for land use changes within the DRGR: “1. analyze
the proposed allowable land uses to determine the availability of irrigation and domestic water
sources; and, 2. identify potential irrigation and domestic water sources, consistent with the
Regional Water Supply Plan ...; and, 3. present data and analysis that the proposed land uses
will not cause any significant harm to present and future public water resources;”

In addition to the above Policies, Goals 115 (Water Quality and Wastewater) and 117 (Water
Resources) of the Lee Plan address requirements, policies, and objectives for new
developments to achieve during Comprehensive Plan Amendments. Specific to water
resource management and potential water use associated with the project, Goal 115 requires
facilities “To ensure that water quality is maintained or improved for the protection of the
environment and people of Lee County.” Objective 115.1 requires facilities under
Comprehensive Plan Amendment to “Maintain high water quality, meeting or exceeding state
and federal water quality standards.” Goal 117 requires developments “To conserve, manage,
and protect the natural hydrologic system of Lee County to insure continued water resource
availability. (Amended by Ordinance No. 94-30).” Objective 117.1 requires facilities to “Insure
water supplies of sufficient quantity and quality to meet the present and projected demands
of all consumers and the environment, based on the capacity of the natural systems.”
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The above goals, policies and objectives are relevant to this project as they require a
developer to consider water resources, water use, water supply, and water quality issues that
the development must address for approval. The applicant has carefully considered these
requirements in their project design resulting in a project that meets the criteria of the Lee
Plan for water supply, water management, water levels, and water quality. The sections below
provide the analysis and assessment to address Lee Plan Goals, Policies, and Objectives.
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SECTION B
GROUNDWATER RESOURCES

Introduction

The hydrostratigraphy underlying the Corkscrew Commercial project is typical for southern
Lee County with a series of aquifers and confining beds occupying the Surficial, Intermediate,
and Floridan Aquifer Systems. Figure 3 provides a schematic showing the groundwater
sources in Lee County. In general, freshwater sources are the Water Table and the Lower
Tamiami Aquifers of the Surficial Aquifer System. The underlying Sandstone and Mid-
Hawthorn Aquifers of the Intermediate Aquifer System are fresh to moderately brackish.
Highly brackish and saline water sources include the Lower Hawthorn Aquifer and underlying
zones of the Upper Floridan Aquifer.

There are four primary aquifers of significance beneath the project site and are described
below in order of increasing depth. These are the Water Table, the Sandstone, the Mid-
Hawthorn, and the Lower Hawthorn Aquifers. The Lower Tamiami aquifer is unconfined at
this location and therefore considered a part of the Water Table aquifer. The primary sources
of information used to characterize the groundwater resources include information from Lee
County, South Florida Water Management District, the U. S. Geological Society, and onsite
borings.
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Figure 3. Aquifer System Underlying Lee County (Lee County Integrated Water Masterplan)
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Water Table Aquifer

The Water Table Aquifer is an unconfined aquifer that covers all of Lee County. The aquifer
is defined as occurring at or near land surface downward to the top of the first regional
confining bed. Beneath the project site, the aquifer is anticipated to occur within an upper
section of unconsolidated sand and shells and an underlying lower section of highly
permeable limestone.

The upper unconsolidated portion of the Water Table Aquifer consists of a layer of fine sand
with an average thickness of about 20 feet. The sand is described as fine silica sand with
variable amounts of silt ranging from brown to gray in color. The sand unit is identified as
being part of the Pleistocene age Fort Thompson Formation. The top of the underlying
limestone occurs at an average depth of about 20 feet bls. The depth to the base of the
limestone ranges from between 60 to over 100 feet bls near the project site and the unit has
an average thickness of about 60 feet. The limestone has been described as ranging from
white to brown to gray in color, very hard to soft, sandy and fossiliferous, with occasional
beds of coralline limestone and frequent zones of high permeability where loss of drilling
fluids commonly occurs. The limestone present within the lower portion of the Water Table
Aquifer includes the Pinecrest and Ochopee Members of the Pliocene age Tamiami
Formation. The Water Table Aquifer is underlain by low permeability marls and clays with an
estimated thickness of about 70 feet at this site. The confining unit below the Water Table
Aquifer consists of the Buckingham Marl Member of the Tamiami Formation underlain by the
Cape Coral Clay Member of the Peace River Formation.

The limestone portion of the Water Table Aquifer typically has a moderate to high
permeability making the aquifer suitable for medium to large capacity water production wells.
The aquifer is used for municipal supply, domestic self-supply and irrigation of agricultural
and landscaping foliage. Use of the aquifer is typically limited by the potential for impacts to
natural wetland areas from drawdown in the aquifer water level. The aquifer is recharged
directly by rainfall with discharges occurring by way of natural or man-made surface drainage
features, evaporation and transpiration, and by withdrawal from wells. Groundwater flow and
levels in the aquifer fluctuate seasonally in response to climatic conditions but are also
impacted by local and regional drainage features. Water quality in the aquifer is generally
very good and is sufficient for both potable water and irrigation water needs; however, high
concentrations of naturally occurring iron and organic material are sometimes reported.

The Water Table Aquifer is used in the area of the project site for public water supply by Lee
County Utilities, for agricultural irrigation, for livestock, and by private residences for domestic
self-supply. The project site is located near a portion of the Lee County Corkscrew wellfield
which includes several public water supply wells that tap into the limestone portion of the
Surficial Aquifer System and the Sandstone Aquifer.

Sandstone Aquifer

The Sandstone Aquifer is the uppermost aquifer in the Intermediate Aquifer System and
consists of unconsolidated sands and poorly consolidated sandstones within the Lehigh Acres
Sandstone Member of the Peace River Formation. Based on the total depths of public water
supply wells near the project site, the top of the Sandstone Aquifer occurs at about 150 feet
bls and extends to a depth of about 200 feet bls. The Sandstone Aquifer is considered a
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freshwater source although there are large areas, especially in the southwestern portions of
Lee County and areas near and parallel to the Caloosahatchee River where there are elevated
salinity levels which may limit the usefulness of the aquifer for public supply. Salinities
however, are generally low enough for general irrigation supply. Productivity of the aquifer is
moderate to low but it does provide large quantities of water for public water supply by Lee
County Utilities, for domestic self-supply in eastern Lee County and for agricultural irrigation
in eastern Lee and western Hendry Counties. The aquifer is recharged where overlying
confining beds are thin or absent in Hendry and Glades County or where there is large use of
the aquifer that induces increased recharge directly from the Water Table Aquifer through the
overlying confining beds. Discharge from the aquifer generally occurs as pumpage from wells.
Large fluctuations in seasonal water levels are common due to the heavy use of the aquifer
with wet season levels near their historic highs but dry season water levels often at depths of
50 feet or more. For this reason, the aquifer is considered a source of limited availability
although opportunities for seasonal use and storage may be considered.

Mid Hawthorn Aquifer

The Mid Hawthorn Aquifer is the lowermost aquifer in the Intermediate Aquifer System in Lee
County. Where present, the aquifer consists of moderately permeable limestones of the
Arcadia Formation and is separated from the overlying Sandstone Aquifer and underlying
Lower Hawthorn Aquifer by thick clay confining beds of the Peace River Formation. Based
upon reports by the USGS and Florida Geological Survey, there is little viable yield from the
limestones of the upper part of the Arcadia Formation in this part of Lee County. However,
Lee County Utilities uses a portion of the Mid Hawthorn Aquifer for seasonal storage of
treated water along Alico Road north of the project site.

Where present, the Mid Hawthorn Aquifer is a generally a lower yield, discontinuous water
bearing unit that has utility as a limited supply resource or for seasonal storage in an ASR
system. The aquifer is recharged north of Lee County where the aquifer is much closer to
land surface and upper confining layers are thin or absent. Much of the Mid-Hawthorn Aquifer
is fresh in northwestern and central Lee County but salinities increase southward with
chloride concentrations in excess of 1000 mg/l in southwest areas of the County. The unit is
mostly absent in the easternmost portion of Lee County.

Lower Hawthorn Aquifer

The Lower Hawthorn Aquifer is the uppermost water bearing unit in the Upper Floridan
Aquifer System. The aquifer has good yield potential but contains brackish water that is only
useful for irrigation if blended with other freshwater resources and is only useful for public
water supply using reverse osmosis or other desalination technologies. Dissolved chlorides
in the Lower Hawthorn at the project site are estimated to be between 1000 and 1500
milligrams per liter. The top of this aquifer is anticipated to be encountered at depths between
500 and 600 feet below grade at the site. The aquifer is separated from the overlying Mid
Hawthorn Aquifer by the Lower Hawthorn Confining Zone which consists of marine silts and
clays of low permeability. The aquifer is recharged in the central Florida highlands area
between Tampa and Orlando. In general, the South Florida Water Management District
supports increased use of the Lower Hawthorn/Upper Floridan aquifer especially for public
water supply use.
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SECTION C
WATER DEMANDS

Projected water demands for the project will consist of inside potable water and outside
irrigation uses. It is anticipated that Lee County Utilities will provide potable water and
sanitary sewer service for the project. Irrigation demands will be met with onsite sources
including harvesting stormwater from the onsite water management lake system. The lake
withdrawals will provide an efficient and low impact method for tapping the Water Table
Aquifer underlying the project site and effectively harvest available stormwater supplies.
Lake volume storage will minimize potential impacts to surface and groundwater levels.

Potable Water and Wastewater

Lee County Utilities is expected provide potable water and wastewater services to the project.
This will eliminate the need for a commercial self-supply well system and individual onsite
sewage treatment and disposal systems (septic tanks) which are common for many rural
areas of Lee County. Provision of central public utilities to the project will provide a number
of desirable environmental and hydrological advantages. Supplying potable water to the
project from the nearby Lee County Utilities Corkscrew Water Treatment Plant will remove a
potentially competing water use from the freshwater aquifers and allow for improved control
of area water resources. Similarly, provision of a central sewer system will eliminate septic
tank discharges in the area providing a higher level of protection to the existing Lee County
Utilities wellfields. The Lee County Utilities will be contacted for availability and provision of
potable water supply and wastewater service.

Irrigation Water

The project has a total of 12.1 acres. Based on preliminary site plan, the project will consist
of 4.95 acres of impervious area (buildings and pavements), 3.05 acres of preserves, 0.68
acres of stormwater lakes, and 4.08 acres of open space. Projected irrigation water demands
were calculated using the modified Blaney-Criddle method, which is consistent with SFWMD
permitting criteria. Assuming 4.08 acres of irrigation demand, resultant allocations from the
modified Blaney-Criddle calculation are:

e 5.24 million gallons on an annual average basis (or 14,356 gallons per day)
e (.70 million gallons on a maximum monthly basis (or 22,581 gallons per day)

The project will include stormwater management lakes that will intersect the upper portion of
the Water Table Aquifer. The proposed irrigation system will maximize stormwater
harvesting from the water management system. Actual demands for lake withdrawals will be
determined during the water use permitting process with the South Florida Water
Management District (SFWMD). Use of stormwater as a primary irrigation resource reduces
use of potable water supplies, provides additional stormwater treatment, reduces offsite
discharges of stormwater, reduces nutrient levels of the stormwater outfalls, and reduces
reliance on groundwater systems being used to supply potable water to Lee County Utilities
and home sites on individual wells.

Page 8



SECTION D
IMPACT ASSESSMENT

Groundwater Modeling

Preliminary modeling of irrigation withdrawals was conducted to assess potential drawdown
impacts in the Water Table Aquifer. The model simulated withdrawals from the onsite lakes
via two well nodes placed at the center of the lakes, for a period of 90 days with no rainfall
recharge, which is a common SFWMD modeling criteria for water use permitting. A
transmissivity value of 200,000 gpd/ft and a specific yield of 0.15 were used in the model to
represent the Water Table Aquifer. The transmissivity value used in the model is based on
an Aquifer Performance Test (APT) conducted in the LCU Corkscrew wellfield. The specific
yield value of 0.15 is generally accepted by the SFWMD as representative of the Water Table
Aquifer. Starting heads were presumed to be zero (0) with no initial gradient represented.
The simulation used Newman solution (1972) for unconfined aquifers.

Modeling results indicate that a withdrawal of 0.70 MGM during a maximum use period will
cause a drawdown of about 0.08 feet near the simulated well nodes and about 0.06 feet at
property boundaries. Note that this is a conservative estimate since the lakes withdrawals
were simulated as point withdrawals (wells); in reality the lakes are surface water bodies that
act as hydraulic buffers and only negligible drawdown is anticipated with the proposed
pumping rates.

Water Levels

Water Science Associates reviewed a hydrograph of a nearby monitoring well, Well 49 GW6,
which is located about 1.5 miles south of the project site and maintained by Lee County
Division of Natural Resources (LCDNR). Long term water level data from past two decades
for this well and precipitation from a nearby weather station (Station ID: CRKSWPS_R) are
presented on Figure 4. It is noted that groundwater elevations in Well 49-GW6 range from a
dry season low of about 11 feet NAVD to a wet season high of about 18 feet NAVD. Wet
season groundwater elevations in this well show a consistent rising trend from 2004 to 2018.

Hydrograph of 49-GW6
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Figure 4. Hydrograph of LCDNR Well 49-GWeé.
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SECTION E

WELLHEAD PROTECTION

The Corkscrew Commercial project site falls within the Wellfield Protection Area (WPA) of the
Lee County Utilities Corkscrew Wellfield. The presence of Lee County Utility public supply
wells places portions of the project site within Zones 2 through 4 of the established protection
zones of the Lee County Wellfield Protection Ordinance (Ordinance No. 07-35). Refer to
Figure 5 for the locations of the wellfield protection zones relative to the project site. The
majority of the proposed development area falls within WPA Zone 3.

Wellfield protection zones are commonly created with the use of groundwater flow modeling
to assess the time it may take for a potential contaminant to arrive at a public supply wellfield.
The “protection zones” correspond to the modeled location were a potential contaminant could
travel to a well location within the given “travel time.” The closer a facility is to the wellfield
(shorter travel distance) the more restrictions are typically applied to potential land uses. The
protection zones defined by various lengths of travel time are as follows:

Figure 5. Lee County Wellhead Protection Zones in Relation to the Project Site
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Figure 6. Lee County Wellhead Protection Zones overlaid on the Site Map

Zone 1: Between the well and the 6-month travel timeline
Zone 2: Between the 6-month and 1-year travel time lines
Zone 3: Between the 1-year and 5-year travel time lines

Zone 4: Between the 5-year and 10-year travel time lines.

Prohibitions within the Wellfield Protection Area include the following:

ZONES 1to 4

The use, handling, production or storage of regulated substances associated with land uses
or activities in quantities greater than those set forth in section 14-208, which is 110 gallons if
substances are liquids and 1,110 pounds if substances are solids

ZONES 1to 3

Liquid waste and wastewater effluent disposal, except for public access reuse of reclaimed
water and land application under the conditions set forth and as-defined in F.A.C. chapter 62-
610, part lll. Where public access reuse is permitted, the chloride content must be no greater
than 500 milligrams per liter.

ZONES 1 and 2
Solid waste disposal.

ZONE 1
Earth mining within a 500-foot radius of an existing wellhead.

The Corkscrew Commercial project will fully comply with the strictest protective measures for
each of the wellfield protection zones. The retail facilities within the project will not include
shops that are known to use regulated substances such as a gas station or dry cleaners. If
regulated substances are present, it will meet applicable standards set forth in Section 14-
214. The project will not discharge wastewater, liquid waste or solid waste. Irrigation water
will maintain a chloride concentration below allowable limits. The stormwater management
system will be designed to exceed the water quality requirements of the SFWMD. No earth
mining is proposed within 500 feet of any Lee County Utilities wellheads.
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SECTION F

CONCLUSIONS

Analysis and review of the proposed site development, surface water and groundwater
resources, water supply and demand needs, and potential impact assessments to water levels
and natural resources suggest that the proposed development will have negligible impacts to
natural resources and/or existing nearby users. Ground and surface water levels will be
maintained or enhanced and water quality leaving the site will meet all applicable standards
with a properly designed stormwater management system. It is relevant to note that the
proposed commercial development is one of the better options for the project site with regards
to minimizing impacts to water resources in the DRGR considering the other options of land
use such as farming / agricultural or residential uses will have a higher water demand. Impact
assessments provided in this study indicate that the drawdown in shallow groundwater at the
project boundary due to the proposed project footprint will be negligible (less than 0.06 feet).
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