LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, JANUARY 23, 2023
9:00 AM

AGENDA

1. Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
2.  Election of Officers
3.  Public Forum
4.  Approval of Minutes — December 12, 2022
5. Lee Plan Amendments
A. CPA2021-00009 Burnt Store Road Mixed-Use Development
Amend the Future Land Use Map designation for 33.48 acres from
the Open Lands future land use category (FLU) to the Central Urban
FLU and 2.01 acres from the Open Lands FLU to the Wetlands FLU.
6. Other Business
7. 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.
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STAFF REPORT FOR CPA2021-000009:
Burnt Store Road Mixed Use Development

Privately Initiated Map Amendment

Recommendation
Adopt

Applicant
SVR Investments, LLC

Representative
Linda Miller, AICP
Avalon Engineering

Property Size
+35.5 Acres

Planning District:
Burnt Store

Commissioner District
District 4

Hearing Dates
LPA: 01/23/2023

BoCC: TBD

Attachment(s):

1: Proposed Amendments
2: Applicant Materials

REQUEST

Amend the Future Land Use Map (Map 1A) to re-designate the future land use
categories of approximately 35.5 acres from Open Lands and Wetlands to Central
Urban and Wetlands.

SUMMARY

The amendment to the Future Land Use Map will change the allowable density and
uses of the subject property from 1 dwelling unit per 10 acres to allow up to 10
dwelling units an acre. The change will also remove the limitation that commercial
uses must be intended to serve residents of the adjacent rural areas. These proposed
amendments are anticipated to facilitate the development of residential and non-
residential uses compatible with nearby development anticipated within the City of
Cape Coral.

PROJECT LOCATION

The property is located on the east side of Burnt Store Road, east of the Cape Coral
City Limits and Burnt Store Marina, and less than a mile south of Charlotte County.

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 APPLICATION REVIEW

The applicant has filed a companion rezoning application (DCI2022-00039) being reviewed concurrently
with this plan amendment application. The applicant is seeking to rezone the subject property from AG-
2 to a Mixed Use Planned Development (MPD) to allow up to 222,900 square feet of commercial and a
maximum of 354 dwelling units. The zoning case is still in the early stages of the review process and may
change with future resubmittals.

Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local government
shall consider an application for zoning changes that would be required to properly enact any proposed
plan amendment transmitted pursuant to this subsection.” This requires Lee County provide concurrent
review of the rezoning request.

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 contains £35.5 acres and includes two separate parcels. The property is currently in
the Open Lands future land use category and is zoned AG-2. Both parcels are currently vacant. The Yucca
Pen Creek generally runs through the middle of the subject property, separating the two parcels. The
subject property is in Planning District 5 (Burnt Store), and is not within any established Community Plan
Area.

SURROUNDING PROPERTIES

To the north and east of the subject property is the Yucca Pens Unit of the Babcock Webb Wildlife
Management Area, managed by the Florida Fish and Wildlife Conservation Commission. This preserve
consists of parcels owned by the State of Florida, which were generally acquired between 1996 and 2014.*

South of the subject property are vacant parcels zoned AG-2, and a Residential Planned Development
(RPD) consisting of approximately 123 acres and 19 dwelling units. The RPD was originally approved in
2004 by resolution Z-04-009.

The subject property is bordered on the west by Burnt Store Road. West of Burnt Store Road are:
Charlotte Harbor Preserve State Park; Charlotte Harbor Buffer Preserve; a property zoned Community
Commercial containing a Dollar General; and, the Burnt Store Marina and residential community.

The Burnt Store Marina and residential community consists of 678 single family homes, 70 duplexes, 1042
multi-family units, wet and dry boat, and approximately 83,000 square feet of non-residential uses.
Multiple zoning categories exist throughout Burnt Store Marina, including AG-2 (Agricultural), EC

1 A Management Plan for Fred C. Babcock-Cecil M. Webb Wildlife Management Area, Florida Fish and Wildlife
Conservation Commission, November 2014.
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(Environmentally Critical), RM-10 (Multi-family residential), RM-2 (Multi-family residential), CPD
(Commercial Planned Development), and RPD (Residential Planned Development).

LEE PLAN ANALYSIS
The subject property is currently designated as Open Lands on the Future Land Use Map, which is
described by Policy 1.4.4 of the Lee Plan.

Policy 1.4.4 states that the Open Lands future land use category are “extremely remote from public
services and are characterized by agricultural and low-density residential uses. Commercial and industrial
uses are permitted in this category in accordance with the standards in the Rural category. The maximum
density in this category is one dwelling unit per ten acres”.

The proposed amendment is to re-designate the subject property from the Open Lands future land use
categories to the Central Urban and Wetlands future land use categories.

Lee Plan Policy 1.1.3 provides that the “Central Urban future land use category can best be characterized
as the ‘urban core’ of the County. These areas are already the most heavily settled and have, or will have,
the greatest range and highest levels of public services. Residential, commercial, public and quasi-public,
and limited light industrial land uses will continue to predominate in the Central Urban future land use
category. Future development in this category is encouraged to be mixed use, as described in Objective
11.1, where appropriate. The standard density range is from four dwelling units per acre (4 du/acre) to
ten dwelling units per acre (10 du/acre)”.

This region of the county, which has long been a place of little to no development, has become a subject
of interest for future growth in recent years. In 2016, an interlocal agreement was executed between
Charlotte and Lee Counties allowing Charlotte County Utilities to provide water, sewer, and reuse service
to land in Lee County along Burnt Store Road, including the subject property. Based on Polices 4.1.1 and
4.1.2, the density allowed by the proposed amendment would require future development connect to
public sewer and water systems. The ability of the subject property to connect to public utilities allows
the applicant to comply with Policies 4.1.1 and 4.1.2.

Objective 2.2 provides that new development should be directed “to those portions of the future urban
areas where adequate public facilities exist or are assured and where compact and contiguous
development patterns can be created.” As discussed above, the subject property is located in an area
where public facilities are planned and will be available. Burnt Store Road is also in the process of being
expanded from a two lane arterial road to a four-lane arterial. More information regarding the expansion
of Burnt Store Road can be found in the “Transportation” section of this report. In addition to the
availability of utility and transportation infrastructure, the City of Cape Coral has recently approved
changes to their development regulations what would allow for intense mixed use development along the
Burnt Store Road corridor. These changes are discussed in greater detail in the “Compatibility with the
City of Cape Coral” section of this report. The increased development allowed by the proposed
amendment can be served by planned or available infrastructure and is consistent and compatible with
the development anticipated within the City of Cape Coral along the Burnt Store Road corridor and is
consistent with Objective 2.2.
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Goal 5 of the Lee Plan provides that Lee County will accommodate the projected population in appropriate
locations with a variety of attractive and safe neighborhoods with a range of housing types and prices.
Policy 5.1.2 prohibits residential development where physical constraints or hazards exist or require
density and design to be adjusted accordingly. As previously stated, the subject property contains portions
of the Yucca Pen Creek which must be accommodated through the site design and concurrent rezoning.
However, the property is located in FEMA flood zone “X” and is not within the Coastal High Hazard Area
as depicted on Lee Plan Map 5A. The proposed amendment will help to accommodate Lee County’s
projected population in an appropriate location, consistent with Goal 5 and Policy 5.1.2 of the Lee Plan.

Compatibility with City of Cape Coral
Due to proximity of the subject property to the City of Cape Coral, compatibility with Cape Coral’s
comprehensive plan should be considered.

The City of Cape Coral passed a text amendment to their comprehensive plan to guide future development
along Burnt Store Road on December 7, 2022. Cape Coral Planning Staff stated the desire of the city is to
plan for what is likely the next area of urban development over the coming years. This area is one of the
last remaining areas in Cape Coral with large, vacant lots that are available for development. In
anticipation of this, the city created the Burnt Store Road District (BURST).

Cape Coral has indicated in the proposed language that stand-alone residential uses within the BURST will
not be permitted. High-density multi-family development up to 25 dwelling units an acre will be permitted
as part of a mixed-use building. Commercial development in this future land use category will allow a
maximum floor area ratio of 1.0.

The City of Cape Coral followed up the text amendments creating the BURST with map amendment LU21-
0017 to identify the location of the development standards. The map amendment was presented to the
City’s Planning and Zoning Commission on January 11, 2023. Based on the map amendment, the area of
the BURST will include most of the parcels bordering Burnt Store Road north of Van Buren Parkway within
Cape Coral city limits.

While Cape Coral plans on having more restrictive site design and use standards than the applicant’s
amendment would, the proposed density and intensity permitted within Cape Coral indicates that this
area will be the city’s next center of high-intensity development. The proposed amendment to Lee
County’s Future Land Use map would allow for complimentary uses to an area that is expected to intensify
in the coming years.

Environmental Review

The property is in the Yucca Pen Creek Watershed and Yucca Pen Creek conveys offsite flows through the
property that ultimately outfall into Charlotte Harbor. The applicant’s Environmental Assessment
identified 33.48 acres of Pine Flatwoods (411), 0.43 acres of Stream (510), and 1.58 acres of Mixed
Wetland Hardwoods (617). A formal wetland jurisdictional determination was not provided therefore the
upland and wetland acreages provided are subject to review/approval by the applicable State reviewing
agency.
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The applicant has stated that Yucca Pen Creek will be preserved maintaining connectivity to the State
owned lands to the east. Preservation and buffering of the natural waterway will be a requirement of the
concurrent rezoning in order to ensure consistency with Policies 123.1.5, 123.2.3,123.2.10, and 126.1.1.

Lee Plan Policy 126.1.4 requires that development designs maintain or improve surface water flows,
groundwater levels, and lake levels at or above existing conditions prior to future development. The Yucca
Pen Creek Watershed is described in Lee County’s Northwest Lee County Surface Water Management
Plan. Yucca Pen Creek drains the approximately 2,617 acre Yucca Pen Creek watershed, which is within
the Yucca Pen Wildlife Management Area that connects to the larger Babcock Webb Wildlife Management
Area spanning northern Lee County and southern Charlotte County. In order to demonstrate consistency
with Policy 126.1.4 and to ensure future development does not lead to upstream or downstream flooding,
calculations and modeling will be required during zoning and/or development order review to ensure the
conveyance capacity of Yucca Pen Creek is maintained and/or improved.

The Yucca Pen Creek Watershed is also on the Florida Department of Environmental Protection Study List
for Dissolved Oxygen based on the number of exceedances for the sample size. The Northwest Lee County
Surface Water Management Plan provides the following recommendation: “Future developments within
the unincorporated areas of Lee County east of Burnt Store Road should be required to provide treatment
for 1-inch of runoff generated from the developed areas through wet or dry retention/detention systems
as the BMPs.” The applicant does not anticipate that the proposal will cause adverse impacts to surface
and ground water quality, however, during the rezoning process the applicant must demonstrate how the
project will comply with the Lee Plan and will need to prepare a water quality monitoring plan to
demonstrate compliance with Goal 125.

Future development will require a Lee County Development Order approval and Environmental Resource
Permit approval from the South Florida Water Management District (SFWMD) and must comply with
surface water quality standards as required by SFWMD and Lee County.

Transportation:
Access to the property is from County Road 765 (Burnt Store Road) which is a paved, county-maintained,

arterial roadway. Lee Plan amendments require both a short range (5 years) and long range (20+ years)
level of service (LOS) analysis. Based on the information provided in the application materials:

Short Range Analysis:  All roadways within 3 miles will operate at an acceptable level of service both
with and without the additional trips generated from the project.

Long Range Analysis:  All roadways within 3 miles will operate at an acceptable level of service both
with and without the additional trips generated from the project.

Lee County has designated Burnt Store Road, from State Road 78 (Pine Island Road) to the Charlotte
County line, as a controlled access road facility. Improvements are currently underway for Burnt Store
Road that will expand the roadway from two to four lanes and implement the controlled access locations.
According to Resolution 20-09-26, the subject property will have a directional access point opposite of
Charlee Road that aligns with the northern boundary of the subject property. The resolution also shows a
right in/right out only driveway that aligns with the southern boundary of the subject property. These
access points are separated from each other by approximately 1,290 feet. The final segment of the first
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phase of expansion, which is located south of the subject property in Cape Coral, is expected to be
completed by summer of 2023. Expansion of the roadway near the subject property is expected to go into
the design phase within the next two years.

Service Availability
Consistent with Objective 2.2, there are adequate potable water, sanitary sewers, solid waste, police,
fire/EMS, and schools services and facilities to accommodate the proposed amendment.

Mass Transit: The subject property is not within one-quarter mile of a fixed-route corridor, the closest
bus stop is not within one-quarter mile of a bus stop, and the 2016 TDP does not identify the need for
enhanced or additional transit services in the area.

Utilities: The subject property has water, sewer, and reclaimed water service through a 2016 interlocal
agreement between Lee and Charlotte counties. Water and sewer service will be provided by Charlotte
County Utilities.

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 Cape Coral Fire Department indicated they are capable of providing fire protection. A full-time
fire station is located approximately two miles from the subject property.

EMS: The subject property has access to EMS services. Lee County Emergency Medical Services will be
able to serve the property from Medic 41, located 6.8 miles south of the property, and a second EMS
facility located within 8 miles of the subject property.

Law Enforcement: The Lee County Sheriff's Office (LCSO) has indicated that adequate service can be
provided to the subject property. LCSO will provide law enforcement services from the Gulf District in
Pineland.

Schools: The subject property is located in the West Choice Zone, W2. There is adequate school seat
capacity to serve the subject property and the project’s generation of elementary and middle school
students. Capacity is an issue within the Concurrency Service Area (CSA) at the high school level; however,
capacity is available in the adjacent CSA.

CONCLUSIONS
The proposed amendments to the Lee Plan are consistent with the Lee Plan as discussed in the report and
summarized below.
e The increased development that would be allowed by the proposed amendment is consistent
and compatible with the development anticipated within the City of Cape Coral along the Burnt
Store Road.
e There are adequate potable water, sanitary sewers, solid waste, police, fire/EMS, and schools
services and facilities to accommodate the proposed amendment.
e There are acceptable levels of service on Burnt Store Road both with and without the proposed
amendments to the Lee Plan.
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e The proposed amendment will help to accommodate Lee County’s projected population in an
appropriate location.

e The concurrent rezoning can be conditioned to accommodate surface water flows. Anticipated
development and infrastructure improvements to this area of Lee County make the subject
property more appropriate for a future urban designation as the property will no longer be
“extremely remote from public services and are characterized by agricultural and low-density
residential uses” as typically found on lands within the Open Lands future land use category.

For the reasons discussed in this staff report, Staff recommends that the Board of County Commissioners
adopt the proposed amendments. Staff also recommends the Board of County Commissioners direct staff
to analyze lands within unincorporated Lee County along Burnt Store Road, north of Cape Coral to
determine if additional amendments should be made to the Lee Plan in order address changing conditions
along the Burnt Store Road corridor.
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3/16/2021 Lee County Property Appraiser - Online Parcel Inquiry

Tax Year 2020 v

Property Data
STRAP: 05-43-23-00-00003.0000 Folio ID: 10025063

Owner Of Record - Sole Owner (>

SVR INVESTMENTS LLC
2135 MAYFAIR WAY LOT 28
TITUSVILLE FL 32796

Site Address
Site Address maintained by E911 Program Addressing

BURNT STORE RD N
CAPE CORAL FL 33993

Property Description

51/2 OF SW 1/4 OF SW1/4
LESSW 132 FT

@?‘ Current Working Values @

Just 131,400
Land Units Of Measure & AC
Units & 18.00
Total Number of Buildings 0
Total Bedrooms / Bathrooms 0
Total Living Area @ 0

1st Year Building on Tax Roll @ N/A
Historic Designation No

Photo Date January of 2008
Last Inspection Date: 05/18/2018

Flood and Storm Information

Address History

PreviousTRIM(proposed taiddNbtices arerabailatile fortke followind taeydars Home
[ 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 ]
https:/iwww.leepa.org/Display/DisplayParcel.aspx?FoliolD=10025063&ViewMobile=false 1

I~

2



3/16/2021 Lee County Property Appraiser - Online Parcel Inquiry

Tax Year 2020 v

Property Data
STRAP: 05-43-23-00-00003.0020 Folio ID: 10025064

Owner Of Record - Sole Owner £l

SVR INVESTMENTS LLC
2135 MAYFAIR WAY LOT 28
TITUSVILLE FL 32796

Site Address

Site Address maintained by E911 Program Addressing
BURNT STORE RD N
CAPE CORAL FL 33993
Property Description (-\
?
N 1/2 OF SW 1/4 OF SW 1/4
LESSW 132 FT

@ Current Working Values @
Just 131,400

Land Units Of Measure @ AC
Units @ 18.00
Total Number of Buildings 0

Total Bedrooms / Bathrooms 0
Total Living Area @ 0
1st Year Building on Tax Roll & N/A
Historic Designation No

https://www.leepa.org/Display/DisplayParcel.aspx?FoliolD=100250644&ViewMobile=false 12
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