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NOTICE OF PROPOSED AMENDMENT TO THE
LEE COUNTY COMPREHENSIVE LAND USE PLAN
(ADOPTION HEARING)

The Lee County Board of County Commissioners will hold a public hearing to consider the
adoption of a proposed amendment to the Lee County Comprehensive Land Use Plan
(Lee Plan) on Wednesday, January 18, 2023. The hearing will commence at 9:30 a.m., or
as soon thereafter as can be heard, in the Board Chambers, 2120 Main Street in
Downtown Fort Myers.

The Board proposes to adopt an ordinance amending the Lee Plan as follows:

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 |-75.

Copies of this Notice and the proposed ordinance are available for inspection or copying
during regular business hours at the Minutes Office of the Clerk of Courts of Lee County,
located in the Courthouse Administration Building, 2115 Second Street, Fort Myers,
Florida. This meeting is open to the public. Interested parties may appear at the meeting
and be heard with respect to the proposed plan amendment. A verbatim record of the
proceeding will be necessary to appeal a decision made at this hearing.

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

Lee County will not discriminate against individuals on the basis of race, color, national
origin, sex, age, disability, religion, income or family status. To request language
interpretation, document translation or an ADA-qualified reasonable modification at no
charge to the requestor, contact Joan LaGuardia, (239) 839-6038, Florida Relay Service
711, at least five business days in advance. El Condado de Lee brindara servicios de
traduccion sin cargo a personas con el idioma limitado del inglés.
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SUMMARY SHEET
CPA2021-00012/CPA2022-00008 - ALICO CROSSROADS
ADOPTION HEARING

REQUEST:

e Amend the Future Land Use Map designation on +46.7 acres from Industrial Commercial
Interchange to General Interchange.

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

e The requested map amendment qualifies as a small scale comprehensive plan amendment
per Florida Statute 163.3187(1).

The requested amendments will allow a mix of residential, commercial (both retail and office)
and hotel uses on the subject property. The existing and proposed future land use categories are
similar except that the current designation does not allow residential.

LPA PUBLIC HEARING:
The LPA discussed the proposed amendments and various merits of the case, including bonus
density, traffic, access, and surrounding uses.

LPA PUBLIC INPUT:
There was no public comment concerning the proposed amendment at the LPA Hearing.

LPA MOTION:
A motion was made to recommend that the Board of County Commissioners adopt CPA2021-
00012 and CPA2022-00008. The motion passed 4 to 0.

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

STAFF RECOMMENDATION:
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.
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LEE COUNTY ORDINANCE NO.

AN ORDINANCE AMENDING THE LEE COUNTY
COMPREHENSIVE PLAN TO ADOPT A SMALL SCALE
AMENDMENT (CPA2021-00012 AND CPA2022-00008)
PERTAINING TO ALICO CROSSROADS; PROVIDING
FOR PURPOSE, INTENT AND SHORT TITLE; ADOPTION
OF SMALL SCALE AMENDMENT TO LEE PLAN TEXT
AND FUTURE LAND USE MAP; LEGAL EFFECT OF THE
“LEE PLAN"; PERTAINING TO MODIFICATIONS THAT
MAY ARISE FROM CONSIDERATION AT PUBLIC
HEARING,; GEOGRAPHICAL APPLICABILITY;
SEVERABILITY; INCLUSION IN CODE, CODIFICATION
AND SCRIVENER'S ERRORS, AND AN EFFECTIVE
DATE.

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

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes,
and Lee County Administrative Code AC-13-6, provide an opportunity for private
individuals to request amendment to the Future Land Use Map through a small scale
amendment public hearing process; and

WHEREAS, the Local Planning Agency (“LPA”) held a public hearing on the
adoption of the proposed amendment on December 12, 2022. At that hearing the LPA
found the proposed amendment to be consistent with the Lee Plan and recommended
that the Board adopt the amendment; and

WHEREAS, the Board held a public hearing for the adoption of the proposed
amendment on January 18, 2023. At that hearing, the Board approved a motion to adopt
proposed amendments CPA2021-00012 and CPA2022-00008 pertaining to Alico
Crossroads, amending the Future Land Use Map and Table 1(b) of the Lee Plan. The
subject parcel is located at the east side of Three Oaks Parkway, approximately 0.25
miles north of Alico Road, and is immediately west of I-75.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance with
Chapter 163, Part Il, Florida Statutes, and with Lee County Administrative Code AC-13-6,
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conducted a public hearing to review a proposed small scale amendment to the Future
Land Use Map Series of the Lee Plan. The purpose of this ordinance is to adopt the
amendment to the Lee Plan discussed at that meeting and later approved by a majority of
the Board of County Commissioners. The short title and proper reference for the
Lee County Comprehensive Land Use Plan, as hereby amended, will continue to be the
“Lee Plan.” This amending ordinance may be referred to as the “Alico Crossroads
(CPA2021-00012 and CPA2022-00008)".

SECTION TWO: ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN
FUTURE LAND USE MAP AND TABLE 1(b)

The Lee County Board of County Commissioners hereby amends the existing
Lee Plan, adopted by Ordinance Number 89-02, as amended, by adopting an
amendment to 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, The subject
parcel is located at the east side of Three Oaks Parkway, approximately 0.25 miles north
of Alico Road, and is immediately west of 1-75. The corresponding staff report and
analysis, along with all attachments for this amendment, are adopted as “support
documentation” for the Lee Plan.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN”

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

SECTION FOUR: MODIFICATION

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

SECTION FIVE: GEOGRAPHIC APPLICABILITY

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

SECTION SIX: SEVERABILITY

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

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

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

SECTION EIGHT: EFFECTIVE DATE

The small scale Lee Plan amendment adopted by this ordinance will be effective
31 days after adoption unless challenged within 30 days after adoption. If challenged
within 30 days after adoption, the small scale amendment to the Lee Plan will not be
effective until the Florida Department of Economic Opportunity or the Administrative
Commission issues a final order determining the small scale amendment is in compliance
with Florida Statutes, Section 163.3184. No development orders, development permits or
land uses dependent on this amendment may be issued or commence before the
amendment has become effective.
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Commissioner made a motion to adopt the foregoing ordinance, seconded

by Commissioner

The vote was as follows:

Kevin Ruane

Ceclil L Pendergrass
Raymond Sandelli
Brian Hamman
Mike Greenwell

DONE AND ADOPTED this 18" day of January 2023.

ATTEST: LEE COUNTY BOARD OF
KEVIN KARNES, CLERK COUNTY COMMISSIONERS
BY: BY:

Deputy Clerk Brian Hamman, Chair

DATE:

APPROVED AS TO FORM FOR THE
RELIANCE OF LEE COUNTY ONLY

Lee County Attorney’s Office

Exhibit A: (Adopted by BOCC January 18, 2023)
Adopted existing Future Land Use Map
Adopted revisions to Future Land Use Map
Adopted revisions to Table 1(b)

CAO Draft December 14, 2022
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CPA2021-00012
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Table 1(b) Year 2045 Allocations

Planning District

) District 1 District 2 District 3 District 4 District 5 District 6 District 7 District 8 District 9 District 10
Future Land Use Category Unincorporated County
Northeast Boca Bonita Fort Myers Burnt Store | Cape Coral Captiva Fort Myers Fort Myers Gateway / Airport
Lee County Grande Shores Beach
Existing Proposed Existing Proposed
Intensive Development 1,483 1,483 - - - 17 - 21 - 238 - - -
Central Urban 13,838 13,838 - - - 207 - - - 230 - 25 25
Urban Community — 22739 22,676 813 453 - 475 - - - - - 150 150
Suburban 14,913 14,913 - - - 1,950 - - - 80 - - -
Outlying Suburban 3,648 3,648 25 - - 490 13 3 429 - - - -
.| Sub-Outlying Suburban 1,731 1,731 - - - 330 - - - - - 227 227
,6 Commercial - - - - - - - - R f R B R
8 Industrial 15 15 - - - - - - - - - 6 6
B | Public Facilities - - - - - - ; ; } ; 3 3 B
o University Community 503 503 - - - - - - - - - - -
g Destination Resort Mixed Use Water Dependent 8 8 - - - - - - - - - - -
_2 Burnt Store Marina Village 2 2 - - - - 2 - - - - - -
< Industrial Interchange - - - - - - - - - - - R -
S General Interchange —134 134 - - - - - - - - - I T 35
Y | _General Commercial Interchange - - - - - - B B B . _ _ _
E, Industrial Commercial Interchange - - - - - - - - - - - - -
E_ University Village Interchange - - - - - - - - - R - R -
> New Community 2,104 2,104 1,115 - - - - - - - - 989 989
E Airport - - - - - - - - - - - R -
.g Tradeport 3 3 - - - - - - - - - 3 3
S| Rural 7,764 7,764 2,431 - - 800 730 - R f R B R
_% Rural Community Preserve 3,517 3,517 - - - - - - - - - - -
% Coastal Rural 1,338 1,338 - - - - - - - - - - -
& | oOuterlsland 233 233 2 4 - 1 - - 169 B R B R
Open Lands 2,186 2,186 153 - - - 257 - R B R B R
Density Reduction/ Groundwater Resource 6,974 6,974 131 - - - - - - - - - -
Conservation Lands Upland - - - - - - - - - R - R -
Wetlands - - - - - - - - - - - R _
Conservation Lands Wetland - - - - - - - - - - - R -
Unincorporated County Total Residential — 83,113 83,071 4,669 457 - 4,270 1,002 24 598 548 - | —1415 1,435
Commercial 8,916 8,916 300 53 - 450 27 9 125 150 - 1,216 1,216
Industrial 4,787 4,787 30 3 - 300 10 15 70 315 - 2,134 2,134
Non Regulatory Allocations
Public 120,211 120,211 14,191 622 - 4,864 7,323 6 2,340 583 - 9,660 9,660
Active AG 21,944 21,944 5,500 - - 240 90 - - - - 2 2
Passive AG ——13,685 13,665 5,500 - - 615 100 - - - - — 485 465
Conservation 87,746 87,746 2,458 297 - 1,163 3,186 67 1,595 926 - 2,206 2,206
Vacant — 26,117 26,180 1,145 28 - 733 766 8 103 17 - 88 88
Total 366,520 366,520 33,793 1,460 - 12,634 12,505 129 4,831 2,538 - 17,205 17,205
Population Distribution (unincorporated Lee County) 584,331 584,331 8,235 1,470 - 35,253 2,179 152 725 5,273 - | —=a2,281 23,340

Ord. No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06, 19-13, 19-14, 19-16, 20-05, 21-03, 21-09
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Table 1(b) Year 2045 Allocations

Planning District
District 11 | District 12 District 13 District 14 | District 15 | District 16 | District 17 | District 18 | District 19 District 20 | District 21 | District 22
Future Land Use Category
Daniels lona / San Carlos Sanibel South Fort Pine Island | Lehigh Acres Southeast | North Fort Buckingham Estero Bashore
Parkway McGregor Myers Lee County Myers
Existing Proposed
Intensive Development - - - - - 801 1 30 - 376 - - -
Central Urban - 656 20 20 - 3,113 - 7,362 - 2,225 - - -
Urban Community - 978 | ——31;318 1,255 - 863 540 17,034 - - 115 - -
Suburban - 2,566 2,069 2,069 - 1,202 659 - - 6,387 - - -
Outlying Suburban 1,253 438 - - - - 502 - - 406 - 90 -
.| Sub-Outlying Suburban - - 13 13 - - - - - 145 66 - 950
,6 Commercial - - - - - - - - - - - - -
8 Industrial - 3 3 3 - 3 - - - - - - -
B | Public Facilities - - - - - - - - - - - - -
o University Community - - 503 503 - - - - - - - - -
g Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - - -
_2 Burnt Store Marina Village - - - - - - - - - - - - -
< Industrial Interchange - - - - - - - - - - - - -
S General Interchange 58 - - - - - - - 8 14 - - 20
E General Commercial Interchange - - - - - - - - - - - - -
E Industrial Commercial Interchange - - - - - - - - - - - - -
,E University Village Interchange - - - - - - - - - - - - -
> New Community - - - - - - - - - - - - -
E Airport - - - - - - - - - - - - -
.g Tradeport - - - - - - - - - - - - -
< Rural 1,573 - 99 99 - - 227 14 - 454 50 - 1,387
_% Rural Community Preserve - - - - - - - - - - 3,517 - -
% Coastal Rural - - - - - - 1,338 - - - - - -
& | outerlsland - 2 - - - - 55 - - - - - -
Open Lands 80 - - - - - - - - 30 - - 1,667
Density Reduction/ Groundwater Resource - - - - - - - - 4,742 - - - 2,101
Conservation Lands Upland - - - - - - - - - - - - -
Wetlands - - - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - - - -
Unincorporated County Total Residential 2,964 4,650 — 4,024 3,962 - 5,982 3,322 24,440 4,750 10,035 3,748 90 6,125
Commercial 326 774 938 938 - 2,012 288 900 118 1,121 19 18 72
Industrial 5 198 387 387 - 566 67 218 215 244 4 2 4
Non Regulatory Allocations
Public 3,214 4,898 6,364 6,364 - 5,883 4,831 20,267 17,992 10,117 3,052 653 3,351
Active AG 5 13 5 5 - - 2,780 35 12,000 90 630 4 550
Passive AG 10 - 5 5 - - 70 50 2,500 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 2,232 - 211 15,489 1,077 41,028 1,607 382 1,465 895
Vacant 20 55 ——158 220 - 4 2,200 14,804 2,400 1,183 850 130 1,425
Total 8,221 20,374 14,114 14,114 - 14,658 29,047 61,791 81,003 24,649 10,684 2,362 14,523
Population Distribution (unincorporated Lee County) 14,322 44,132 | —54,615- 53,556 - 76,582 13,431 162,245 17,369 110,722 5,951 741 8,653

Ord. No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06, 19-13, 19-14, 19-16, 20-05, 21-03, 21-09
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STAFF REPORT FOR ALICO CROSSROADS:
CPA2021-00012 and CPA2022-00008

Text and Map Amendments to the Lee Plan

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:01/18/2023

Attachments:

1: Existing and Proposed
FLUM Amendments

2: Proposed Text
Amendments

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 1,
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.

BoCC Adoption Staff Report January 4, 2023
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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 )
East Tradeport MPD - Approved for 306,000 SF e tr:;u\s/:rci:In;Land'
P commercial, 1,400,000 SF .
Commercial

industrial & 130 hotel rooms

Vintage Commerce Center CPD —
350,000 SF commercial /industrial,
308 multi-family dwelling units, &

300 hotel rooms

General Interchange
South (8 to 14 dwelling
units/acre)

Under Construction

Industrial Commercial Three Oaks Distribution Center Warehousing &
West Interchange CPD - 600,000 SF commercial & Distribution; Under
g 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

BoCC Adoption Staff Report January 4, 2023
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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.

BoCC Adoption Staff Report January 4, 2023
CPA2021-00012 and CPA2022-00008 Page 4 of 8



Figure 2: Surrounding Properties/Airport Noise Zones

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. There are no characteristics of the property that would prohibit residential
development. Airport Noise Zone C on the 5.94 acres in the northwest corner of the subject property
requires notification but does not prohibit residential development. However, to address the presence
of Airport Noise Zone C, the applicant has designed the concurrent Planned Development, DCI202022-
00005, to locate residential development outside of the Airport Noise Zone. 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
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5.1.3 also discusses appropriateness of high-density residential uses in proximity to parks, schools, and
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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PART 2

LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: December 12, 2022

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments,
subject property, existing and proposed future land use categories, impacts to adjacent industrial
lands and the Southwest Florida International Airport, surrounding uses, consistency with the Lee
Plan, and concurrent rezoning.

Members of the LPA had questions about: whether future residents would be notified if they are
located in Airport Noise Zone C; whether this level of density was compatible with surrounding uses;
and, how this approval would align with the county’s goal of protecting industrial development lands.

Following this, staff made a presentation addressing the requested amendments, subject property,
and consistency with the Lee Plan and staff recommendation.

There was no public comment on the proposed amendment.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners adopt CPA2021-00012
and CPA2022-00008. The motion passed 4 to 0.

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

C. STAFF RECOMMENDATION
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.
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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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