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LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, DECEMBER 12, 2022
9:00 AM

AGENDA

Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
Public Forum
Approval of Minutes — October 24, 2022 and November 7, 2022

Lee Plan Amendments

A. CPA2021-00012 and CPA2022-00008 Alico Crossroads Map and

Text Amendments

Amend the Future Land Use Map designation on +46.7 acres from
Industrial Commercial Interchange to General Interchange and
amend Table 1(b) 2045 Population Allocation to accommodate
residential development on the subject property, located on the east
side of Three Oaks Parkway, approximately 0.25 miles north of Alico
Road, and is immediately west of I-75.

CPA2022-00006 and CPA2022-00007 Grand Bay Map and Text
Amendments

Amend Map 1-C to extend the boundary of the Mixed Use Overlay to
the west side of S. Tamiami Trail, across from the intersection with
San Carlos Boulevard, to include 15.64+ acres and amend Policy
5.1.10 to align with current county practices for calculating the density
of property that is divided into two or more land use categories.

Other Business

Adjournment



This meeting is open to the public. Interested parties may appear at the meeting
and be heard. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

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



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com
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STAFF REPORT FOR ALICO CROSSROADS:
CPA2021-00012 and CPA2022-00008

|Lee County

Text and Map Amendments to the Lee Plan Sutkhuest Flomit
Recommendation: REQUEST
Adopt e Amend the Future Land Use Map designation on +46.7 acres from Industrial
Commercial Interchange to General Interchange.

Applicant: e Amend Table 1(b) 2045 population allocation to accommodate residential
Stock Development development on the subject property.

; e The requested map amendment qualifies as a small scale comprehensive plan
Representative: amendment per Florida Statute 163.3187(1).
Daniel Delisi, AICP

. SUMMARY

Property Location: The requested amendments will allow a mix of residential, commercial (both retail and

Three Oaks Parkway, 0.25

office) and hotel uses on the subject property. The existing and proposed future land
miles north of Alico Rd.

use categories are similar except that the current designation does not allow
residential.

Size:

o 0] S PROJECT LOCATION

SELSCCICREERCERIETIE The subject property is located on the east side of Three Oaks Parkway, approximately

0.25 miles north of Alico Road, and is immediately west of I-75.

Planning District:
Gateway/Airport

Commissioner District:
District #2

Hearing Dates:
LPA: 12/12/2022

BoCC: TBD

Attachments:

1: Existing and Proposed
FLUM Amendments

2: Proposed Text
Amendments

[ cpPaz021-00012

Figure 1: Project Location Map

RECOMMENDATION

Staff recommends that the Board of County Commissioners adopt the requested
amendments based on the analysis and findings provided in this staff report.




PART 1
STAFF DISCUSSION AND ANALYSIS

Concurrent Rezoning

The applicant has filed a companion rezoning application (DCI2022-00005) that is being reviewed
concurrently with this plan amendment request. The applicant is seeking to rezone the property to a
Mixed Use Planned Development (MPD) to allow for the development of a mixed retail, office and
residential development, including a hotel.

Even with the recommended adoption of the proposed amendments, the applicant must demonstrate
consistency with the Lee Plan, including the proposed amendments, in order for the companion rezoning
to receive a favorable recommendation.

Subject Property

The subject property is located on the east side of Three Oaks Parkway, approximately 0.25 miles north
of Alico Road and immediately west of Interstate I-75. It is currently zoned CPD for 300,000 square feet
of commercial retail, 51,000 square feet of commercial office, and 125 hotel units.?

The +46.7 acre subject property is located in the Gateway/Airport Planning District as shown on Lee Plan
Map 1B, and is currently designated as Industrial Commercial Interchange on the Future Land Use map.

Industrial Commercial Interchange Future Land Use Category: The subject property is designated as
Industrial Commercial Interchange on the Future Land Use Map and has been prior to 2007. The Industrial
Commercial Interchange future land use category, as provided in Policy 1.3.4 below, is limited to
commercial and light industrial uses. No residential uses are allowed. As the subject property was within
the Industrial Commercial Interchange future land use category prior to 2007, there is no limitation on
the amount of commercial development.

POLICY 1.3.4: The Industrial Commercial Interchange areas are designated to permit a mixture of
light industrial and/or commercial uses. This category does not permit heavy industrial uses. Within
areas expanded beyond the existing Industrial Commercial Interchange boundaries (on January I,
2007), retail commercial uses will be limited to 20% of the total floor area and light industrial uses
will be a minimum of 50% of the total floor area. (Ordinance No. 07-10)

Surrounding Properties

The properties to the north and west are within the Industrial Commercial Interchange future land use
category and are zoned Mixed Use Planned Development (MPD). To the south of the subject site are lands
within the General Interchange future land use category, zoned Commercial Planned Development (CPD).
Further south is Alico Road, a six lane arterial roadway. Immediately to the east of the subject property
is I-75. Further to the east are lands within the Tradeport future land use category, zoned MPD. More
detailed information on the surrounding properties is provided below.

1 See zoning resolutions Z-08-035, Z-08-029, and Z-03-017.
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TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
Florida Gulf Coast Business Center Research &
North Industrial Commercial MPD - Approved for 391,000 SF Development,
Interchange commercial, 505,000 SF industrial Corporate Office, &
& 125 hotel rooms Under Construction
Airport Interstate Commerce Park 1-75 then Vacant Land:
East Tradeport MPD - Approved for 306,000 SF Industrial & '
commercial, 1,400,000 SF Commercial
industrial & 130 hotel rooms
Vintage Commerce Center CPD —
Eenerel Ui 350,000 SF commercial /industrial
South (8 to 14 dwelling ’ . ) . . ’ Under Construction
i 308 multi-family dwelling units, &
300 hotel rooms
Industrial Commercial Three Oaks Distribution Center Warehousing &
West Interchange CPD - 600,000 SF commercial & Distribution; Under
600,000 SF industrial Construction

Lee Plan Consistency

The applicant is requesting to amend the future land use category of the subject property to General
Interchange to allow residential uses on the subject property. As previously mentioned, the current future
land use designation does not allow residential uses.

The General Interchange future land use category allows for commercial development serving the
traveling public, light industrial uses, and multi-family development with a standard density range
between 8 to 14 dwelling units per acre. Bonus density may be approved up to 22 units per acre.

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses that serve the
traveling public: service stations, hotel, motel, restaurants, and gift shops. But because of their
location, market attractions, and desire for flexibility, these interchange uses permit a broad range of
land uses that include tourist commercial, general commercial, light industrial/commercial, and multi-
family dwelling units. The standard density range is from eight dwelling units per acre (8 du/acre) to
fourteen dwelling units per acre (14 du/acre). Maximum density is twenty-two units per acre (22
du/acre).

Amending the future land use map would expand the types of uses allowed on the subject property to
included multi-family residential land uses. Commercial and light industrial uses would continue to be
permitted since both are allowed in the Industrial Commercial Interchange and General Interchange
future land use categories. As previously stated, there is no restriction on the amount of commercial or
industrial square feet allowed on the subject property since the designation has been on the subject
property prior to 2007. This means the subject property could currently be developed all commercial,
industrial, or provide a mix of both.

Policy 158.3.5 provides that Lee County will “ensure that adequate land is allocated in this Plan to meet
future commercial, industrial, agricultural, residential, and recreational needs.” When land is proposed
to be redesignated from a future land use category that allows for industrial uses to one that does not or
to one that allows for a mixture of uses that may not include industrial uses it is important to analyze the
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impacts the proposed change will have on Lee County’s future employment opportunities. However, as
previously stated, since this property has been within the Industrial Commercial Interchange future land
use category prior to 2007 there is currently no requirement that the subject property be developed to
include any industrial uses. This is reflected in the currently approved planned development, which
includes 300,000 square feet of retail, 51,000 square feet of office, and 125 hotel units. Therefore, the
proposed amendment to Map 1A will not impact the amount of land that is available for industrial uses
and is consistent with Policy 158.3.5.

The subject property is located in close proximity to more than 2,500,000 square feet of industrial uses
that are either completed, under construction or have zoning approval. Due to compatibility constraints
of industrial uses and the conflicts that can arise when locating industrial uses in close proximity to
residential uses, the concurrent rezoning must be designed so that the future residential uses do not
interfere with future development of industrial uses.

Recent activity along the Three Oaks Parkway corridor indicates a transition to Research and Development
(R & D) and corporate office type uses. As a result, some of the housing needs stemming from this
transition could be served on the subject property which would support the anticipated hi-tech/clean
industry businesses.

Lands to the south of Alico Road supply much of the needed housing for the employers in the immediate
area, as lands north of Alico Road are primarily in the Industrial Development future land use category.
In the area of San Carlos Park that is between US 41 to the west, I-75 to the east, Alico Road to the north
and the Village of Estero to the south there are currently 10,227 dwelling units. Of these approximately
70 percent are single family, 11 percent are duplex units and 18 percent are multi-family units. Policy
1.3.2 specifically requires that residential uses in the General Interchange future land use category be in
the form of multi-family dwelling units. Adding multi-family units to the subject property will help to
diversify housing options for workers of nearby employers. Allowing for multi-family dwelling units on the
subject property would further Objective 135.1, Policy 135.1.9, and Policy 158.1.9 by diversifying the mix
of residential unit types within Lee County.

The proposed General Interchange Future Land Use designation would allow residential development on
the subject property. Approximately 5.94 acres located on the northwest portion of the subject property
isinthe Airport Noise Zone C (see Figure 2). Airport Noise Zone C (Policy 1.7.1) requires formal notification
to property owners, but does not restrict or prohibit residential land uses.

Lee County Port Authority issued a letter on October 13, 2021, which in part provides:

e The subject property is located near a highly active arrival/departure corridor for Runway 06/24
at Southwest Florida International Airport (SWFIA) and will be subject to numerous daily
overflights at low altitudes.

e A portion of the subject property is located in a noise sensitive area as described in Section 34-
1104 of the Lee County Land Development Code (LDC); specifically, Airport Noise Zones C. As such,
the project is subject to the noise notification policy in the LDC 34-1104.
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Figure 2: Surrounding Properties/Airport Noise Zone

Airport Noise Zone C is only located on a small portion of the subject property. However, the subject
property could be affected by air traffic from the expanding SWFIA. For consistency with Policy 1.7.1, the
concurrent rezoning should be conditioned to notify future residences on the subject property of the
potential exposure to airport noise and industrial developments. The subject property is not in Airport
Noise Zone B, which prohibits residential development.

The proposed change to the Future Land Use Map will allow residential development on the subject
property where the use is not currently allowable. As such the proposed amendment must be reviewed
for consistency with Policy 5.1.2 which prohibits residential development “where physical constraints
exists, or require the density and design to be adjusted accordingly.” The Policy provides that such
constraints or hazards may include flood, storm, or hurricane hazards; unstable soil or geological
conditions; environmental limitations; aircraft noise; or other characteristics that may endanger the
residential community. With the exception of Airport Noise Zone C on the 5.94 acres in the northwest
corner of the subject property, there are no other characteristics of the property that would prohibit
residential development. To address this the applicant has designed the concurrent Planned
Development, DCI202022-00005, to located residential development outside of the Airport Noise Zone.
Therefore the proposed amendment is consistent with Policy 5.1.2.

The request is consistent with Policy 5.1.3 which directs high-density residential developments to
locations near employment and shopping centers. The subject property is located in close proximity to
the industrial and corporate businesses along Alico Road and Three Oaks Parkway, University Plaza CPD,
Gulf Coast Towne Center, SWFIA, and FGCU. In addition to employment and shopping opportunities Policy
5.1.3 also discusses appropriateness of high-density residential uses in proximity to parks, schools, and
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transportation facilities such as mass transit and bicycle facilities. The subject property is in close
proximity to the uses and facilities discussed and is consistent with Policy 5.1.3.

Table 1(b): The request to amend Table 1(b) is to accommodate residential development on the subject
property. The map amendment, if approved, will require that Table 1(b) be updated to provide additional
residential allocation for the General Interchange Future Land Use Category (see Attachment 1, Page 3).

Service Availability

The proposed amendment to the Future Land Use Map would expand the types of uses allowed on the
subject property to included residential uses. There are adequate potable water, sanitary sewers, solid
waste, police, fire/EMS, schools and mass transit services to accommodate anticipated development on
the subject property with or without the proposed amendments.

Transportation: The subject property is located on the east side of Three Oaks Parkway, approximately
0.25 miles north of Alico Road. Interstate I-75 is located along the east boundary of the land. As previously
stated, the primary difference in the existing and proposed future land use categories is allowance of
multi-family residential uses in the proposed future land use category. Analysis of transportation impacts
shows development that could be accommodated by the proposed amendments at the maximum density
allowed in the General Interchange future land use category would result in a reduction to transportation
impacts over other uses allowed in both categories. If no residential units are constructed there will be
no change to transportation impacts.

Mass Transit: The subject property is within % mile of a fixed route corridor, but not adjacent to the
closest bus route, Route 60, along Alico Road. Any necessary improvements will be determined at time
of Local Development Order.

Utilities: The subject property is within the Lee County Utilities future potable water and sanitary sewer
service areas. Potable water and wastewater lines are in operation adjacent to the property on Three
Oaks Extension. Potable water is available from the Green Meadows Water Treatment Plant. Wastewater
service would be provided by the Three Oaks Wastewater Treatment Plant.

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: The San Carlos Park Fire District indicated they are capable of providing fire protection. In a letter
dated September 8, 2021, the Fire District states the subject property is within 1.3 miles from Station #54,
located at 16900 Oriole Road.

EMS: The subject property has access to EMS services. In a letter dated August 27, 2021, Lee County
Emergency Medical Services indicates they will be able to serve the property from Medic 9 located 3 miles
southwest of the property, and a second EMS facility is located within 4 miles from the property.

Police: The Lee County Sheriff will provide law enforcement services primarily from the South District
office in Bonita Springs. The Sheriff indicated in a letter dated August 27, 2021 that development of the
subject property will not affect the ability of the Lee County Sheriff’s Office to provide core services at this
time.
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Schools: The School District of Lee County provided a letter on April 18, 2022 providing that capacity is
an issue within the Concurrency Service Area (CSA) at the elementary school level, however, capacity is
available in the adjacent CSA. Therefore, there is adequate school seat capacity to serve the subject
property.

CONCLUSIONS

Commercial and industrial uses are permitted in both the Industrial Commercial Interchange and General
Interchange future land use categories. The difference is that General Interchange will allow for multi-
family residential uses at a minimum of 8 units and a maximum of 14 units per acre. Up to 22 units per
acre would be allowed using bonus density. Staff has reviewed the proposed amendment to the Future
Land Use Map and provides the following conclusions.

e The proposed amendment will not impact the amount of land that is available for industrial uses
and is consistent with Policy 158.3.5.

e Based on Policy 1.3.4, there is no loss of industrial development required by the Lee Plan.

e The subject property is in a growing industrial and commercial area. Providing multi-family
residential units on the subject property will diversify the types of housing types available to
employees in the area.

e The residential/industrial/commercial interface will be limited as proposed by the concurrent
planned development.

o  While residential development will be located outside of the Airport Noise Zone, residents will be
given notice of the property’s proximity to the airport and the potential for airport noise.

e Public Services are available to support the proposed uses on the subject property.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendments.
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San Carlos “Park “Fire ‘Protection
and Rescue Service ‘District i

Office 239.267.7525
19591 Ben Hill Griffin Parkway * Fort Myers, Florida 33913-8989 Fax 239.267.7505

September 8, 2021

Del.isi. Inc.

Mr. Daniel Del.isi. AICP

520 27th Street

Wesl Palm Beach, I'lorida 33407

Re: Three Oaks Extension
Dear Mr. Delisi,

Thank you for this opportunity to inform you about our fire district. The San Carlos Park Fire
Protection and Rescue Service District is one of 17 Special Fire Districts in Lee County. The
Insurance Service Office (ISO) currently rates our department with a Property Protection Class
(PPC) of 2/2X. The district consists of a 52 square mile arca with 4 stations staffed 24/7 with 58
full time firefighters, which also provide non-transport Advanced Life Support (ALS) services
and supported by an administrative stalf.

The property in question, the Three Oaks Extension, just north of Alico Road, on the west side of
[-75. is within the jurisdiction of the San Carlos Park Fire District and is located approximately
1.3 miles from our station 54 located at 16900 Oriole Road. Fort Myers, I, 33912, With a
response time of less than 3 minutes.

We are able to provide fire suppression and emergency medical services Lo the proposed
development, as well as fire prevention, and public education service. [f you require additional
information, please do not hesitate to contact my office at (239) 267.7525. Trusting this meets
with your approval. I remain,

Yours in Service,

Y 8. S0

David Cambareri,
Fire Chiel
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