


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 effect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative

Code (AC)13-17.

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

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

ii. 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.

o e T

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:
a. Fire protection with adequate response times
b. Emergency medical service (EMS) provisions
Law enforcement
Solid Waste
Mass Transit
Schools

-0 &0

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).

SANRA

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 Lee County.

Internal Consistency with the Lee Plan

1. Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1(b) and the total population
capacity of the Lee Plan Future Land Use Map.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment or that affect the subject property.
This analysis should include an evaluation of all relevant policies under each goal andobjective.

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

State Policy Plan and Regional Policy Plan

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan
amendment.

Justify the proposed amendment based upon sound planning principles
Support all conclusions made in this justification with adequate data and analysis.
Planning Communities/Community Plan Area Requirements

If located within a planning community/community plan area, provide a meeting summary document of the required public
informational session [Lee Plan Goal 17].
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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 gxhibit 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)

Disclosure of Interest (Exhibit — M2)

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

Existing Future Land Use Map (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)

Proposed Amendments (Exhibit — M11)

Lee Plan Analysis (Exhibit — M12)

Environmental Impacts Analysis (Exhibit — M13)

Historic Resources Impact Analysis (Exhibit — M14)

Public Facilities Impacts Analysis (Exhibit — M15)

Traffic Circulation Analysis (Exhibit — M16)

Existing and Future Conditions Analysis -

Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit —
M17)

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 — M18)

State Policy Plan and Regional Policy Plan (Exhibit — M19)

Justification of Proposed Amendment (Exhibit — M20)

000 O | O 00000000000 O o oo

Planning Communities/Community Plan Area Requirements (Exhibit — M21)

APPLICANT — PLEASE NOTE:

Changes to Table 1(b) that relate directly to and are adopted simultaneously with a future land use map amendment may be
considered as part of this application for a map amendment.

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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AFFIDAVIT

I , certify that I am the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any sketches, data, or
other supplementary matter attached to and made a part of this application, are honest and true to the best of
my knowledge and belief. I also authorize the staff of Lee County Community Development to enter upon
the property during normal working hours for the purpose of investigating and evaluating the request made
through this application.

Signature of Applicant Date

Printed Name of Applicant

STATE OF FLORIDA
COUNTY OF LEE

The foregoing instrument was sworn to (or affirmed) and subscribed before me by means of [ physical
presence or [] online notarization on (date) by

(name of person providing oath or affirmation), who is personally known to me or who has produced
(type of identification) as identification.

Signature of Notary Public

(Name typed, printed or stamped)
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APPLICATION FOR A COMPREHENSIVE
PLAN AMENDMENT - TEXT

Project Name: Daniels South

Project Description: _An amendment to Policy 33.2.2 to permit lands in Southeast Lee adjacent to a Community Mixed-

Use Activity Center in Lehigh Acres to aggregate and reallocate density across the entire 1,233 acre property.

State Review Process: ] State Coordinated Review | Expedited State Review H Small-Scale Text*

*Must be directly related to the implementation of small-scale map amendment as required by Florida Statutes.

APPLICANT - PLEASE NOTE:
A PRE-APPLICATION MEETING IS REQUIRED PRIOR TO THE SUBMITTAL OF THIS APPLICATION.

Submit 3 copies of the complete application and amendment support documentation, including maps, to the Lee County
Department of Community Development.

Once staff has determined that 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, 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.

1.  Name of Applicant: _Lennar Corporation, Inc. ¢c/o Barry Ernst
Address: 10482 Six Mile Cypress Parkway
City, State, Zip: Fort Myers, FL 33966
Phone Number: 239-278-1177 E-mail: Barry Ernst@Lennar.com

2. Name of Contact: Tina M. Ekblad, MPA, AICP

Address: 106 E. College Avenue, Suite 700
City, State, Zip: Tallahassee, FL 32301
Phone Number:___ 850-354-7624 E-mail: tekblad@stearnsweaver.com
3. Property Information: Provide an analysis of any property within Unincorporated Lee County that may be impacted by

the proposed textamendment. See attached supporting narratives.

4a. Does the proposed change affect any of the following areas?

If located in one of the following areas, provide an analysis of the change to the affected area.

Public Acquisition

[Map 1-D]
Aericultural ) [] Southeast Lee County Residential [] Urban Reserve [Map 1-D]
|:| gricultural Overlay Overlay [Map 2-D] |:|
Map 1-G . -D 1
[Map 1-G] [ Mixed Use Overlay \K}\’/;zlterl Pelpendent Overlay
|:| Airport Mitigation Lands [Map 1-C] [Map 1-H]
[Map 1-D] [] Community Planning Areas Private Recreational Facilities
Airport Noise Zones [Map 2-A] Overlay [Map 1-F]
[Map 1-E]
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4b. Planning Communities/Community Plan Area Requirements

If located in one of the following planning communities/community plan areas, provide a meeting summary document of the
required public informational session [Lee Plan Goal 17].

[] NA [ ] Bayshore [Goal 18] [ ] Boca Grande [Goal 19]  [_] Buckingham [Goal 20]

[ ] Caloosahatchee Shores [Goal 21] [ ] Olga [Goal 22] [ ] Captiva [Goal 23] [ ]Greater Pine Island [Goal 24]
[l Lchigh Acres [Goal 25] [ ] North Captiva [Goal 26] [ |NE Lee County [Goal 27] [_]Alva [Goal 28]

|:| North Olga [Goal 29] |:| North Fort Myers [Goal 30] |:| Page Park [Goal 31] |:|San Carlos Island [Goal 32]

. Southeast Lee County [Goal 33] |:| Tice [Goal 34]

Public Facilities Impacts

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

1. Traffic Circulation Analysis: Provide an analysis of the effect of the change on the Financially Feasible Transportation
Plan/Map 3-A (20-year horizon) and on the Capital Improvements Element (5-year horizon).

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):
a. Sanitary Sewer

Potable Water

Surface Water/Drainage Basins

Parks, Recreation, and Open Space

Public Schools

o 0 T

Environmental Impacts
Provide an overall analysis of potential environmental impacts (positive and negative).

Historic Resources Impacts
Provide an overall analysis of potential historic impacts (positive and negative).

Internal Consistency with the Lee Plan

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. This analysis should include an

evaluation of all relevant policies under each goal and objective.

Describe how the proposal affects adjacent local governments and their comprehensive plans.

4. List State Policy Plan goals and policies, and Strategic Regional Policy Plan goals, strategies, actions and policies which are
relevant to this plan amendment.

W

Justify the proposed amendment based upon sound planning principles
Support all conclusions made in this justification with adequate data and analysis.

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

MINIMUM SUBMITTAL ITEMS

Completed application (Exhibit — T1)

Filing Fee (Exhibit — T2)

Pre-Application Meeting (Exhibit — T3)

Proposed text changes (in strike through and underline format) (Exhibit — T4)

Analysis of impacts from proposed changes (Exhibit — TS5)
Lee Plan Analysis (Exhibit — T6)
Environmental Impacts Analysis (Exhibit — T7)

Historic Resources Impacts Analysis (Exhibit — T8)
State Policy Plan Analysis (Exhibit — T9)
Strategic Regional Policy Plan Analysis (Exhibit — T10)

N 1
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STEARNS WEAVER MILLER
WEISSLER ALHADEFF & SITTERSON, PA.

Tina M. Ekblad, MPA, AICP
Highpoint Center

106 E. College Avenue, Suite 700
Tallahassee, FL 32301

(850) 354-7624
tekblad@stearnsweaver.com

Daniels Parkway South
Comprehensive Plan Amendment
Project Narrative & Comprehensive Plan Consistency

March 9, 2023

The Property subject to the Comprehensive Plan Amendment is approximately 1,233 acres
including STRAPS: 09-45-26-00-00003.0000, 08-45-26-00-00001.0030, 17-45-26-00-
00001.0010, 16-45-26-00-00001.0000, 21-45-26-00-00001.0000, located at the southeast corner
of Daniels Parkway and SR 82 (the “Property”). Currently the Property is within the DR/GR,
Wetlands and Central Urban future land use categories as well as the Southeast Lee County and
Lehigh Acres Community Planning Areas, which govern future development of the Property. This
location is adjacent to two arterial roadways, the platted neighborhood of Lehigh Acres, and the
Southwest Florida International Airport. As a result of the Property’s size and configuration, the
Property is within urban service boundaries for Lehigh Acres and Southeast Lee County.

SUMMARY OF AMENDMENTS

e Amend the Future Land Use Map to allocate 153.7 acres into the Sub-Outlying Suburban
Category.

e Amend the Lee County Utilities Future Water and Sanitary Sewer Areas (Maps 4-A & 4-
B) to add 1,148 acres to the Lee County Utilities Service Area.

e Amend the Private Recreational Facilities Overlay (Map 1-F) to remove the portion within
the Property boundary.

e Amend Lee Plan Policy 33.2.2 to add language permitting property adjacent to a Lehigh
Acres Community Mixed Use Activity Center to aggregate and allocate density across
multiple FLU categories when a Planned Development is used and 60% open space is
provided.

PROJECT LOCATION

e The proposed text amendment to Policy 33.2.2 will apply to the Southeast Lee County
Community Plan area.

e The proposed amendment to the Future Land Use Map is specific to the property shown
on the map below.

e The proposed amendment to the Lee County Utilities Future Water & Sanitary Sewer
Service Areas (Lee Plan Maps 4A and 4B) is specific to property shown below.

e The proposed amendment to the Private Recreational Facilities Overlay (Lee Plan Map 1-
F) is specific to the Property shown on the map below.
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Project Narrative
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Figure 1. Aerial of Subject Property

CONCURRENT APPLICATION REVIEW
The applicant has filed a companion rezoning application (DCI12022-00002) that is being reviewed
concurrently with this plan amendment application pursuant to Chapter 163.33184(12), F.S,

The concurrent rezoning required is to rezone 1,233 acres from Agricultural (AG-2) to Mixed Use
Planned Development (MPD) to allow the development of a clustered mixed use development
containing up to 350,000 square feet of commercial uses and 1,600 dwelling units.

If the Board of County Commissioners amends the Lee Plan to incorporate the proposed
amendments, the requested MPD must demonstrate consistency with the Lee Plan, as amended,
prior to approval of the rezoning.

SURROUNDING PROPERTIES
The Property is surrounded by a mix of uses in an area of Lee County that has significant residential
and airport related development as well as vacant land and preservation areas.

Southwest

Immediately to the southwest of the subject property is a £485-foot wide FPL easement on lands
owned by the Jared Holes Trust which abut county-owned lands servicing Southwest Florida
International Airport. The airport occupies a majority of land southeast of Daniels Parkway and
the [-75 exchange. According to the Airport Layout Plan, the development of the airport will take
place in two phases and is expected to extend into the year 2025. The Airport Layout Plan indicates
that, at some point in the future, an expansion will occur for a second runway to be located south
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of the current runway. In addition, commercial, retail and industrial flex uses are proposed to be
added to the airport in the future. Most of these services will be located along the northern
boundary of the airport adjacent to Daniels Parkway, with a minor amount located adjacent to the
Daniels Preserve center north of Daniels Parkway. As a result of the airport’s proximity to the
subject property, the existing 10,000’ Hazardous Wildlife Buffer around the airport encumbers
part of the south end of the subject property. Within this area only specifically approved species
of vegetation may be utilized and water management lakes must be constructed to specific
standards to discourage wildlife and reduce habitat in proximity to the airport.

Northwest

Immediately to the northwest is Daniels Parkway, a controlled access roadway from the segment
commencing at US 41 and terminating at SR 82 per Resolution 16-04-08. This designation restricts
the number and location of permanent access points along the roadway. The concurrent master
concept plan accounts for this designation and aligns the proposed access points of the subject
property with the approved access points as demonstrated in Resolution 16-04-08. Further
northwest, across Daniels Parkway, is Timber Creek RPD and MPD which is currently under
construction. Timber Creek is located within the Six Mile Cypress watershed and was approved
via Resolution #Z-17-019 for up to 1,315 dwelling units within the RPD portion, as well as 50
multi-family dwelling units, 250,000 square feet of commercial floor area, and 150 hotel rooms to
be located within the MPD portion of the project.

North

The subject property is bounded to the north by SR 82, a 200-foot wide state-maintained arterial
roadway. The SR 82 and Daniels Parkway intersection is the location of Florida’s first Continuous
Flow Interchange (CFI). North of SR 82, is the platted community of Lehigh Acres. A majority of
the properties adjacent to SR 82 are zoned for commercial uses but have not been constructed. The
remaining portion of Lehigh in this general vicinity is scattered residential development on the
existing platted lots.

URBAN SERVICES

The Property is within an area of the County that has been designated for urban services. A
majority of the urban services are adjacent to or within the vicinity and available to serve the
proposed development.

Utilities (Public sewer and water)

The Property is partially within the service area for Lee County Utilities and adequate capacity is
available to serve the Property and companion proposed development. A map amendment is
requested to extend the Lee County Ultilities Service area across the entire property to provide
central water and sewer services to the proposed development. Existing utility infrastructure exists
along Daniels Parkway and is currently extended to service the Timber Creek community.

Public Safety (Police, Fire, and EMS)

The Property is able to be served by multiple providers for Emergency Medical Services, Fire and
Police. Lee County Emergency Medical Services is the primary EMS transport for the subject
property. However, the Property is also within the Lehigh Acres Fire District which provides
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medical transport as well. Both service providers would work together to serve the subject
property. Lee County EMS does not have a resource in this area, but the concurrent planned
development includes land area to facilitate future expansion of service.

The Property is served by two Fire Districts, the South Trail and Lehigh Acres Fire Districts. The
South Trail Fire District would serve the southern portion of the Property from Station 63 located
at 5531 Halifax Ave. The Lehigh Acres Fire District would serve the northern portion of the
Property from the location at 636 Thomas Sherwin Ave. S.

The Property is located wholly within the service area for the Lee County Sheriff. The Central
District Station located at 14750 Six Mile Cypress Parkway is responsible for providing service to
the subject property.

Schools
The Property is within the Lee County School District East Zone, E2. There is capacity within the
entire school district to accommodate the additional children.

Solid Waste

The Property is within the Lee County Solid Waste Franchise and is served through Lee County’s
franchised hauling contractor. Disposal of waste generated from the subject property will be
accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill. Service is available to the subject property and plans have been established that target
growth and long-term disposal capacity for this particular area.

MAP AMENDMENT

The Property is within two community planning areas and three future land use categories. The
portion of the Property within the Southeast Lee County community planning area has uplands
within the DR/GR future land use category. The Property’s wetlands are within the Wetlands
future land use category. The DR/GR future land use category is described in Policy 1.4.5 provided
in part, below.

POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) future 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.

The underlying objective for creating the DR/GR future land use category was to protect the
County’s shallow aquifers. The category was incorporated into the Lee Plan as part of the
implementation of the 1990 Stipulated Settlement Agreement between Lee County and the Florida
Department of Community Affairs (now known as Department of Economic Opportunity). The
Settlement Agreement required that the Future Land Use Map be amended to change density in
the new water resource category to one dwelling unit per ten acres in three specified areas of the
County. In Southeast Lee County the DR/GR lands were described as: most non-urban land east
of Interstate-75, southeast of the airport, and south of State Route 82. Since the Property was
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contiguous, under one ownership and located in a non-urban land use category, east of I-75 and
south of State Route 82, it was included in the DR/GR future land use category. This general
location descriptor did not take into account specific property characteristics and whether or not
the properties truly aligned with the DR/GR FLU category. Since the original implementation of
the DR/GR, several similarly situated properties have been removed from the DR/GR FLU within
Southeast Lee County. Currently there are 82,560 acres of DR/GR FLU within the Southeast Lee
Community Planning Area, including the Property. However, due to the existing physical
conditions of the Property, only the eastern portion (as delineated by the existing north/south farm
road) demonstrates the necessary characteristics to be within the DR/GR FLU in Southeast Lee
County. As described below, the western portion of this Property was part of the Six Mile Cypress
sub-basin watershed and was historically connected physically and hydrologically to the property
adjacent to the west side of Daniels Parkway, now the Timber Creek community.

The Property has been significantly disturbed over the last several decades by the on-going
agricultural use. As noted, like the property making up the Timber Creek community, the western
portion of the Property is separated from the majority of the DR/GR future land use category by
an internal farm road as well as berms and other improvements on the western portion of the
property. These improvements ensure that water does not freely flow to provide larger regional
hydrological connections across the Property into the larger Southeast Lee Community Planning
Area and the DR/GR and Wetlands future land use categories to the southeast. In recognition of
the separation of the Property by these existing features and characteristics, the applicant is
requesting 153.7 acres of the upland property be reallocated to the Sub-Outlying Suburban Future
Land Use category.

The Sub-Outlying Suburban future land use category is described in the Lee Plan as follows:

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by
low density residential areas. Generally the infrastructure needed for high density
development is not planned or in place. This future land use category will be placed in
areas where higher densities would be incompatible or where there is a desire to retain a
low-density community character. Industrial land uses are not permitted. The standard
density range is from one dwelling unit per acre (1du/acre) to two dwelling units per acre
(2 du/acre). Bonus densities are not allowed.

The Wetlands future land use category is described in the Lee Plan as follows:

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that
are identified as Wetlands in accordance with 373.019(27), F.S. through the use of the
unified state delineation methodology described in Fla. Admin, Code R. 62-340, as ratified
and amended in 373.4211, F.S.

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. The maximum density is one
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dwelling unit per twenty acres (1 du/20 acres) except as otherwise provided in Table 1(a)
and Chapter XIL.

A formal determination of wetlands and other surface waters on-site was requested of the South
Florida Water Management District (SFWMD) pursuant to Rule 62-330.201 Florida
Administrative Code. A site visit and wetland limits were verified on January 14, 20 and 21, 2022
by the SFWMD and established 532.51 acres of wetlands. The SFWMD issued a jurisdictional
determination in May of 2022. Using the unified state delineation methodology and the
administrative process described in Objective 1.5, there are 519.1 acres of Wetlands on the
Property. The requested amendments only redesignate the upland portions of the property from
DR/GR to Sub-Outlying Suburban west of the internal farm road and associated with the Six Mile
Cypress sub-basin watershed similar to the Timber Creek property. The areas delineated as
wetlands using the unified state delineation methodology will remain in the Wetlands future land
use category. Lee Plan Policy 1.5.1 permits low-density residential and recreational uses within
the Wetland Future Lane Use category. However, development may not negatively affect
ecological functions and the maximum permitted density is on dwelling unit per 20 acres (1 DU/20
ACQC).

A Text Amendment to Policy 33.2.2 is proposed to accompany the map amendments to permit the
density to be aggregated and allocated across the multiple future land use categories across the
property to implement the companion Mixed Use Planned Development.

LEE PLAN ANALYSIS

The applicant is requesting to add approximately 153.7 acres to the Sub-Outlying Suburban future
land use category and amend Policy 33.2.2 for the Property within the Southeast Lee Community
Planning Area.

Southeast Lee County

The Property has been included within the Southeast Lee County Community Planning Area since
the Planning Community was originally acknowledged in the June 1998 Lee Plan. Goal 33
establishes the vision for this planning community.

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.

One of the primary functions of the DR/GR future land use category within the Southeast Lee
County Community Planning area is the ability to provide recharge areas for groundwater
resources and potential development of wellfields. The Property has an internal farm road running
north to south that has existed on-site since at least 1958, altering the flow and drainage of water
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on-site for an extended period of time. Currently, surface water west of the farm road drains into
the Six Mile Cypress Sub-watershed rather than the Estero River watershed shared with the greater
Southeast Lee County.

Figure 1. 1958 Aerial of Subject Property with Historic Farm Road

The existing and historic agricultural operations on-site have established internal drainage ditches
that also reduce water table elevations and the opportunities for recharge on-site. Additionally, the
Property does not have a high potential for wellfield development, nor does it provide substantial
recharge benefits similar to other areas of Southeast Lee County due to differences in the
Property’s hydrogeology as compared to the areas in closer proximity to the existing Lee County
wellfields. The existing conditions of the Property have negatively impacted nearby wetlands and
significantly limited the opportunity for recharge as compared to the larger DR/GR and Southeast
Lee County.
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Amending the Future Land Use Map from DR/GR to another land use category requires evaluation
of Policies 2.3.1 and 2.3.2.

POLICY 2.3.1: All proposed changes to the Future Land Use Map in critical areas for
future potable water supply (Lehigh Acres as described in Policy 54.1.9; and all land in
the Density Reduction/Groundwater Resource land use category) will be subject to a
special review by the staff of Lee County. This review will analyze the proposed land uses
to determine the short-term and long-term availability of irrigation and domestic water
sources, and will assess whether the proposed land uses would cause any significant
impact on present and future water resources. If the Board of County Commissioners
wishes to approve any such changes to the Future Land Use Map, it must make a formal
finding that no significant impacts on present or future water resources will result from the
change. [Emphasis Added]

POLICY 2.3.2: Future Land Use Map amendments to the existing DR/GR areas south of
SR 82 east of I-75, excluding areas designated by the Port Authority as needed for airport
expansion, which increase the current allowable density or intensity of land use will be
discouraged by the county. It is Lee County’s policy not to approve further urban
designations there for the same reasons that supported its 1990 decision to establish this
category. In addition to satisfying the requirements in 163 Part 1l Fla Stat., the Strategic
Regional Policy Plan, the State Comprehensive Plan, and all of the criteria in the Lee Plan,
applicants seeking such an amendment must:

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. Since regional water suppliers cannot obtain permits
consistent with the planning time frame of the Lee Plan, water sources do not have
to be currently permitted and available, but they must be reasonably capable of being
perniitted; and,

3. present data and analysis that the proposed land uses will not cause any significant
harm to present and future public water resources, and,

4. supply data and analysis specifically addressing the urban sprawl.

During the transmittal and adoption process, the Board of County Commissioners must review
the application for these analytical requirements and make a finding that the amendment
complies with all of them.

The 2022 Lower West Coast Water Supply Plan (LWCWSP) encourages a number of water supply
strategies to help conserve and sustain traditional groundwater supplies within Lee County. To
protect water resources in fast growing regions, the LWCWSP promotes the implementation of
alternative water supply sources such as the use of reclaimed water, seasonal surface water usage,
and water conservation measures to reduce overall demand. Because reclaimed water for irrigation
is unavailable, the proposed amendment (along with the concurrent rezoning) will satisfy many of
the LWCWSP’s goals and objectives through the following methods:
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e The conjunctive use of surface water (storm water) and seasonal use of groundwater for
irrigation reduces stress to the water resources. During periods of high demand and/or the
dry season, the temporary and limited use of groundwater for pond augmentation (i.e., from
the Sandstone Aquifer) is anticipated to also improve overall surface water quality. Similar
practices are being implemented in the vicinity of the subject property.

e The centralized master control of the irrigation delivery system that prevents individual
homeowners from initiating irrigation events (water conservation/demand management).
Irrigation demands are expected to be met using withdrawals from the internal storm water
management system ponds by a master-controlled irrigation system. This system will
regulate both the timing and duration of irrigation events in order to maximize conservation
of water supplies. The withdrawal and recycling of storm water for irrigation is also
anticipated to reduce nutrient loading of the County’s MS4 system.

Further benefits to the water resources will be achieved by plugging and abandoning the flowing
artesian well onsite. Plugging of the existing wells is anticipated to reduce the potential for adverse
impacts to nearby wetlands, environmental systems, and improve groundwater recharge potential
to the Surficial Aquifer System. The future development of the Property will also promote the
removal of the existing agricultural ditches and berms to match adjacent grade, removal of exotic
vegetation and planting of native vegetation.

To demonstrate that future development will not have an adverse impact on water resources and
natural systems within Southeast Lee County an integrated surface and groundwater model
specific to the Property is required as part of the comprehensive plan amendment and rezoning
applications.

POLICY 33.1.7: Impacts of proposed land disturbances on surface and groundwater
resources will be analyzed using integrated surface and groundwater models that utilize
site-specific data to assess potential adverse impacts on water resources and natural
systems within Southeast Lee County. Lee County Division of Natural Resources will
determine if the appropriate model or models are being utilized, and assess the design and
outputs of the modeling to ensure protection of Lee County’s natural resources.

Due to the existing internal farm road, there are no indigenous habitat or wetland connections
across the watershed basin divide in the current condition. Additionally, the Property’s proximity
to the SWFIA and the 10,000” Hazardous Wildlife Buffer prohibits the creation of wetland habitat
to provide a wetland interconnection. As a result, to continue to mimic the historic flow patterns
across the Property a physical infrastructure improvement is proposed to recreate more historic
flow patterns between the two watershed basins during periods of high rainfall. This physical
connection will interconnect two short hydroperiod wetland habitat types (i.e., hydric pine and
mixed wetland hardwoods). Reflecting historic hydrology, the overflow will only occur during
peak wetland water levels or after large storm events. When combined with the proposed removal
of the existing agricultural berms and filling of the agricultural ditches on-site to match existing
grade, these activities will maintain existing water levels and eliminate exotic vegetation while
achieving the objective of interconnecting wetlands, re-establishing historic flow patterns and
improving water flow off-site. A detailed Drainage Report with the required integrated model has
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been included in the concurrent applications demonstrating the conditions of the current and
proposed surface and groundwater systems and that no adverse impacts will occur.

Specifically the physical hydrological connection is proposed as a 24-inch piped connection is
proposed to restore the historic interaction between the 2 on-site watershed basins. This buried
connection is specifically designed to eliminate wildlife attractants. On the west side of the
property (Six Mile Cypress Watershed) a water control structure, i.e., weir, will be constructed on
the upstream side of the 24” buried pipe in order to selectively convey stormwater towards the
Estero River Watershed only during high rainfall events. High rainfall events, for purposes of this
application, are defined as those in excess of a 10-year, 1-day storm. Multiple scenarios are
included in the integrated model analysis to demonstrate the existing and proposed conditions
expected. Specifically, 4 design storms are provided:

e 2.33-year, l-day

e 10-year, 1 day

e 25-year, 3-day

e 100-year, 3-day

These design storms demonstrate that the man-made hydraulic connection proposed to
interconnect the existing two on-site watershed basis will only occur during high rainfall events.
A control structure wier is proposed and is set at an elevation above the Wet Season Water Table
(WSWT) to ensure drawdown does not occur in nearby wetland habitat and prevents surface water
discharging to the west (Six Mile Cypress basin) during low rainfall events. Note that the water
elevation of the Six Mile Cypress Basin is slightly higher than the Estero Basin, again ensuring
the flow of surface water only occurs during high rainfall events.

Figure 5. Typical Cross-Section for Man-man Hydraulic Connection

The proposed design accomplishes a several important objectives:
e Sets the control structure weir at an elevation that ensures that surrounding wetland areas
do not experience adverse drawdown.
e Addresses varying wet season elevations within the on-site wetlands
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e Prevents surface water from discharging into the Six Mile Cypress during low rain fall
events.

e Connects the watersheds during high rainfall events to interconnect the on-site wetlands
and re-establish historic flow patterns across the property.

e Controls the flow of surface water across the property to ensure that no adverse impacts to
adjacent properties occurs.

While not a natural flowway (due to the constraints of the SWFIA proximity), the proposed
improvements take into account the unique conditions of the property necessary to achieve the
overall objective of interconnecting wetlands, re-establishing historic flow patterns, while ensuring
that no adverse impacts to adjacent properties will occur, as compared to existing conditions
consistent with the DR/GR Future Land Use, Policy 33.1.7 and the proposed map amendment to
Sub-Outlying Suburban.

Based on the information provided, it is demonstrated that no significant impacts on present or
future water resources will result from the proposed map amendment to Sub-Outlying
Suburban.

Six Mile Cypress Watershed:

The restoration of the Estero River and the Flint Pen/Imperial River watersheds is an important
aspect of the DR/GR future land use category and Southeast Lee County community planning area.
Lee Plan Policy 126.1.8 provides that Lee County should protect the Flint Pen as an area for water
retention and aquifer recharge. However, unlike the majority of properties within Southeast Lee
County, the subject property does not lie entirely within the Imperial or Estero River watersheds.
The Property has been hydrologically divided into east and west sections due to the existing
north/south internal farm road that supports the existing agricultural operations. As part of the
management of surface water related to the existing and historical agricultural operations, an
extensive network of ditches and berms have been constructed on the property leading to division
of the existing on-site wetlands. These features promote drainage for the agricultural operations
but reduce water table elevations and lower recharge potential. Due to the north/south internal farm
road and internal agricultural ditches and berms, the historical path of surface water across the
Property is bifurcated. This same internal farm road has been used by the SFWMD to represent
the division between the Estero River and Six Mile Cypress watershed sub-basins.
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Figure 3. Basin Divide and Property Boundary

The Property west of the internal farm road exhibits generally higher topographic elevations and
is bisected by a historic, north-south farm road which coincides with the sub-basin divide. An
analysis of historical aerial photographs (1944 and 1958), National Resources Conservation
Service soils data, and LiDAR Digital Elevation Model imagery of the historic flow-way
connections demonstrates this western portion of the Property is isolated from the balance of the
DR/GR and Southeast Lee Community Planning area to the east. Removing the 153.7 acres from
the DR/GR future land use category will not impact the surface water flow on the eastern portion
of the Property and the remainder of Southeast Lee County.

Proposed Future Land Use Category — Sub-Outlying Suburban:

The subject property is bordered on three sides by Future Urban and Suburban land use categories.
These include Lehigh Acres within the Central Urban future land use category which permits up
to 15 units per acre including bonus density. Along the eastern property boundary is Daniels
Parkway and the Timber Creek development in Central Urban and Sub-Outlying Suburban which
permits 15 and 2 dwelling units per acre respectively. A portion of the third boundary is adjacent
to the Tradeport future land use. In light of the characteristics of the surrounding land uses,
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hydrogeology and public facilities, the 153.7 acres subject to the map amendment are not
consistent with the existing DR/GR future land use category.

Approximately 153.7 acres are proposed to be reallocated to the Sub-Outlying Suburban future
land use; which is described as:

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by
low density residential areas. Generally the infrastructure needed for high density
development is not planned or in place. This future land use category will be placed in
areas where higher densities would be incompatible or where there is a desire to retain a
low-density community character. Industrial land uses are not permitted. The standard
density range is from one dwelling unit per acre (1du/acre) to two dwelling units per acre
(2 du/acre). Bonus densities are not allowed.

The descriptor policy clarifies that the areas subject to this FLU category contain predominately
low-density residential development as is being proposed by the applicant in the companion MPD
rezoning. The Sub-Outlying Suburban FLU will provide a transition from the Central Urban FLU
(15 du/ac) in Lehigh Acres to the north and the existing Sub-Outlying Suburban FLU (2 du/ac) to
the west to the lower density DR/GR FLU (1du/10ac) to the east and southeast.

The development patterns that can be promoted by each future land use category are dramatically
different. The Central Urban area, which is also within one of the mixed use overlays, can establish
a clustered development pattern with higher densities and intensities served by central water and
sewer. Only the Central Urban portion of the property is within the Lee County Utilities Future
Service Area. Conversely, the DR/GR area can only establish 88.2 large lot single family
development with well and septic. The pattern of development and use of 88 individual wells and
septic systems conflicts with the desire to maintain the quality and quantity of surface and
groundwater as envisioned by Lee Plan policy 1.4.5 for the Density Reduction/Groundwater
Resource future land use. Additionally the property is within the Private Recreational Facilities
Overlay. This Overlay is for properties that are located in areas characterized as “predominately
impacted with agricultural, mining or other permitted uses, large lot single or limited ownership
patterns and with direct access to existing roadways” in addition to being outside prioritized
preservation areas. This Overlay precludes residential uses but permits ancillary commercial uses
to a golf course, horse stable and camping facility. These uses also seem to conflict with the desire
to maintain the quality and quantity of surface and groundwater as envisioned by Lee Plan policy
1.4.5.

As a result of these dramatically different development patterns for the subject property if
developed independently, a map and text amendment with a concurrent planned development are
proposed to establish a development strategy and design that promote a comprehensive master
plan with unified commercial and residential development enhancing the vision and goals of each
planning community, preserves and restores 676.10 acres of wetland and upland habitat (including
58 acres of Rare and Unique Uplands), establishes historic flow paths across the Property and
promotes the responsible development of the Property in a manner that cannot be achieved under
the existing Lee County requirements.
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TEXT AMENDMENT

As part of an evolving regulatory strategy for the Southeast Lee Community Planning Area, an
amendment to the Lee Plan was adopted in 2010 that established Objectives 33.2 and 33.3 with
their supporting polices and adopted Map 2-D identifying existing development types within the
Southeast Lee Community Planning Area. An accompanying amendment was made to the Lee
County Utilities Service Area to bring central utilities to specific locations. Map 2-D and Objective
33.3 identified existing residential areas and concentrated existing development rights on large
tracts of land identified as Mixed Use Communities.

Since the initial implementation of the Mixed Use Communities, Map 2-D and associated utility
service areas, along with Objectives 33.2 and 33.3 and their supporting policies have been
amended. Today there are 5 types of residential communities described in the Lee Plan and
depicted on Map 2-D. Collectively, the strategies associated with these various communities have
established a framework for development in the Southeast Lee Community Planning Area
balancing residential and commercial development with environmental preservation and
hydrologic improvements.

The intent of the amendment to Policy 33.2.2 is to balance the development that can occur on the
Property within the Future Urban and Suburban land use categories and the remaining DR/GR.
The Property is under unified ownership adjacent to a mixed use community within the Lehigh
Acres Community Planning Area. As a result, it is permitted to aggregate the available density
across the multiple future land use categories to promote a consistent and clustered development
design that achieves 60% open space. While the amendment permits density to be aggregated and
allocated across the contiguous future non-urban area, the overall maximum cannot exceed the
total of the dwelling units for each land use category.

POLICY 33.2.2: Map 2-D identifies future locations for Mixed-Use Communities where
development rights can be concentrated from large Southeast Lee County tracts into Traditional
Neighborhood Developments. The preferred pattern for residential development is to cluster
density within Mixed-Use Communities along existing roads and away from Future Limerock
Mining areas.

1. Southeast Lee County Mixed-Use Communities must be concentrated from contiguous property
owned under single ownership or control. Residential density is calculated from the upland
and wetland acreage of the entire contiguous Southeast Lee County property. Increases in
residential densities may be approved through incentives as specified in the LDC for permanent
protection of indigenous native uplands on the contiguous tract (up to one extra dwelling unit
allowed for each five acres of preserved or restored indigenous native uplands) and through
the acquisition of TDUs from TDR sending areas within Southeast Lee County as provided in
Objective 33.3.

a. The maximum gross density is 5 dwelling units per acre of total land designated as a Mixed-
Use Community when TDUs are used.

b. Properties that concentrate development rights and/or use TDUs created from Southeast
Lee County within the Mixed-Use Communities identified on Map 2-D will be allowed to
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develop using permitted uses and the property development regulations for the C-24
zoning district.

2. Contiguous property under the same ownership may be developed as part of a Mixed-Use
Community, provided it does not extend more than 400 feet beyond the perimeter of the Mixed-
Use Community as designated on Map 2-D.

3. Central water and wastewater services are required to develop a Mixed-Use Community.

4. Commercial uses developed as part of a Mixed-Use Community will be consistent with Policy
33.2.5 and will not exceed the allowable total square footage for commercial uses in Southeast
Lee County.

5. Southeast Lee County property adjacent to and including a Lehigh Acres Mixed-Use Activity
Center may sum_density across the entire property. Density may be allocated across the
property regardless of the underlying future land use category when:

i. the project is developed as a Planned Development;

ii. the project develops with central water and wastewater services;

iti. a minimum of 60 percent open space is provided,; and

iv. the number of dwelling units for the entire project does not exceed the sum of the allowable
dwelling units from all land use categories.

In support of the primary Map and Text Amendments, additional Map Amendments are
proposed to extend the Lee County Utilities Service area across the 1,148 acres within
Southeast Lee County. The requested extension of the service area will permit the future
development on the property to connect to central water and sewer, eliminating individual
potable water wells and septic systems. This will further the protection of groundwater
resources consistent with the intent of the DR/GR FLU and Southeast Lee County community
planning area. Reclaimed water is not currently available in this area of the County; however
when available, infrastructure can be extended.

A companion MPD application (DCI2022-00002) has been filed and is being reviewed by Lee
County Staff concurrent with the proposed comprehensive plan amendments. The property is
within 3 future land use categories that would yield 1,626 dwelling units. The MPD limits the
residential density to 1,600 dwelling units; which are proposed to be clustered throughout the
property. At the intersection of Daniels Parkway and SR 82 the proposed development plan
includes 350,000 square feet of commercial uses are proposed to support the future residents
as well as the existing residents in the surrounding communities. The MCP promotes a
clustered development pattern enabling the preservation of 60% of the Property as open space.
A significant portion of the provided open space, approximately 55%, is indigenous upland
and wetland habitat that will be preserved and restored consistent with the intent of the DR/GR
FLU.

The supporting map amendments and companion planned development application is
consistent with the proposed text amendment to Policy 33.2.2
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Additional Lee Plan Consistency Analysis

Growth Management

The proposed amendments promote a contiguous and compact growth pattern and transition
density consistent with the existing residential neighborhoods in the surrounding area, including
Lehigh Acres, Timber Creek and Shawnee Road as desired by Lee Plan Objective 2.1 and 2.2.

GOAL 2: GROWTH MANAGEMENT. To provide for an economically feasible plan
which coordinates the location and timing of new development with the provision of
infrastructure by government agencies, private utilities, and other sources.

OBJECTIVE 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,
and prevent development patterns where large tracts of land are by-passed in favor of
development more distant from services and existing communities.

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth 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. Development orders and
permits (as defined in Section 163.3164(7), F.S.) will be granted only when consistent with
the provisions of Sections 163.3202(2)(g) and 163.3180, F.S. and the concurrency
requirements in the Land Development Code.

The Property is located along a unique stretch of Daniels Parkway — the only property abutting
Daniels Parkway with a Non-Urban future land use. All other properties abutting Daniels Parkway
are within Future Urban land use categories. The request utilizes the map and text amendments to
establish a density (1.3 DU/AC) which is less than the existing surrounding residential
developments and provides a transition between the exiting communities within the Future Urban
land use categories, the 2 to 5 acre residential lots to the east, and undeveloped lands to the south.
The proposed text amendment will promote the establishment of a master planned mixed use
community through the concurrent planned development. The master concept plan clusters the
residential density on the Property in a pattern that is consistent with the other properties within
Urban FLU categories along Daniels Parkway and the compatible with estate residential lots to the
east.

Compatibility — Southwest Florida International Airport

The future development to occur on the Property will be located in an area with supporting urban
services, access to two arterial roadways and provide variety in the type of housing as well as
commercial and light industrial uses consistent with Lee Plan Goal 5 Residential and Goal 6
Commercial. As part of the companion mixed use planned development, the requested 1,600
dwelling units and 350,000 square feet of commercial uses meets the threshold requirements for a
Development of County Impact and requires a planned development rezoning. A concurrent mixed
use planned development (MPD) has been submitted with the requested comprehensive plan
amendments consistent with Policies 5.1.1 and 6.1.3.
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In consideration of the Property’s location near the Southwest Florida International Airport, the
Master Concept Plan demonstrates the proposed development has been clustered away from the
airport property in consideration of Policy 5.1.2 and Objective 47.2 and its supporting policies.

POLICY 5.1.2: Prohibit residential development where physical constraints or hazards
exist, or require the density and design to be adjusted accordingly. Such constraints or
hazards include but are not limited to flood, storm, or hurricane hazards; unstable soils or
geologic conditions; environmental limitation, aircraft noise; or other characteristics that
may endanger the residential community.

Goal 5 requires sufficient land be provided in appropriate locations on the Future Land Use Map
to accommodate the projected population of Lee County. The requested amendments and
concurrent planned development allow a suburban level of density consistent with the existing
surrounding residential developments as well as the provisions of Policy 5.1.1. Additionally, no
residential development is proposed within an area which is deemed a hazard or physically
constraining — the residences proposed are to be located outside of Airport Noise Zone B consistent
with Policies 5.1.2 and 5.1.4.

OBJECTIVE 47.2: DEVELOPMENT COMPATIBILITY IN VICINITY OF AIRPORTS.
Evaluate development proposals for property located within the vicinity of existing or
planned aviation facilities to ensure land use compatibility, to preclude hazards to aircraft
operations, and to protect airport capacities and facilities.

POLICY 47.2.1: Land use compatibility will be considered when reviewing development
proposals within the vicinity of existing or planned aviation facilities.

POLICY 47.2.3: Utilize the currently adopted Airport Master Plans, rules of Chapter 333,
F.S., and the Southwest Florida International Airport FAR Part 150 Study, including
updates, as a basis to amend the Lee Plan and the Land Development Code to prohibit
development that is incompatible with the Southwest Florida International Airport or Page
Field Airport; and, to ensure future economic enhancement consistent with Objective 47.1.

POLICY 47.2.5: The safety of aircraft operators, aircraft passengers, and persons on the
ground will guide the Port Authority’s airports operations. Hazardous wildlife attractants
within 10,000 feet of a Port Authority airport’s Air Operations Area (AOA) will be avoided
by minimizing and correcting any wildlife hazards arising from wetlands or water bodies
in accordance with FAA AC 150/5200-33B, or as otherwise amended. Site improvements
on or near the Port Authority’s airports must be designed to minimize attractiveness to
wildlife of natural areas and man-made features such as detention/retention ponds,
landscaping, and wetlands, which can provide wildlife with ideal locations for feeding,
loafing, reproduction and escape.
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The concurrent planned development includes a detailed master concept plan that identifies the
various land use restrictions related to the Southwest Florida International Airport (SWFIA).
These restrictions have been taken into account with the Schedule of Deviations, Property
Development Regulations, and Schedule of Uses as well as the layout of the development
footprint. Of particular note are the Airport Noise Zones and 10,000’ Hazardous Wildlife Buffer.
Since the initial submittal of the planned development, the proposed area for residential
development has been significantly reduced, no residential lots occur in Noise Zone B, and several
deviations are requested to promote compatibility with the lake bank slope construction and
littoral plantings due to the proximity of the airport. Consistent with the requirements of the Land
Development Code, the applicant acknowledges the property’s proximity to the SWFIA and a
required disclosures will be provided on plats and association documents. Finally, the applicant
has drafted and submitted proposed conditions as part of the planned development requiring
landscape plans at the time of Development Order to reflect 100% native vegetation and
compliance with the Lee County Port Authority recommended planting list and outlining
additional best management practices to be considered during construction to address site related
improvements and residential construction. Given the commitments the applicant has made to
continue to work with the Lee County Port Authority, to notify future property owners, and inform
the County and LCPA of construction standards, the project is consistent with Policy 5.1.2.,
Objective 47.2 and Policies 47.2.1, 47.2.3 and 47.2.5.

The portion of the Property within the Central Urban FLU is proposed through the MPD to have
350,000 square feet of commercial uses and a multi-family unit types. This commercial/multi-
family portion of the property is within the Lehigh Acres community planning area and is
identified for intense community supporting commercial uses and has access to all urban services
consistent with Policies 6.1.4 and 6.1.7. Locating these proposed uses at the intersection of Daniels
Parkway and SR 82 will promote internal capture for the future residences of the proposed
development as well as walkable services to the existing and future residential use of the
surrounding area including the communities of Gateway, Timber Creek, Lehigh Acres and
Shawnee Road. Consistent with Policy 6.1.5 providing commercial uses in a location east of I-75
within Lehigh Acres will reduce vehicular trips heading west past 1-75 for goods and services.

The Property’s eastern boundary is adjacent to existing estate residential lots along Shawnee Road
the Lee Plan seeks to protect this community from external impacts via Policy 33.2.1.

POLICY 33.2.1: Existing acreage subdivisions are shown on Map 2-D. These
subdivisions should be protected from adverse external impacts.

Future development of the Property is proposed to utilize the Sandstone Aquifer for irrigation wells
to prevent adverse impacts to the nearby existing residential wells. A Sandstone Aquifer
monitoring well has been installed across Daniels Parkway on the Timber Creek property and the
applicant has agreed to a second monitoring well on the Daniels South property. Groundwater
level readings will be taken from each well. When combined with the existing USGS Sandstone
Monitoring well L-729, Lee County will have significant data to monitor groundwater levels and
ensure the proposed development has no negative and adverse impacts to the existing subdivisions
relying upon wells.
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The existing monitoring of the Sandstone Aquifer at Timber Creek demonstrates groundwater
elevation levels are increasing with the onset of the rainy season. Therefore, while Sandstone
Aquifer groundwater levels in certain areas of Lee County have been impacted due to over
extraction, the area in which the subject property is located appears to have significantly better
water resource conditions.

It is important to note that the nearest irrigation well is approximately 3,000 feet (0.6 miles) from
Lehigh Acres. Additionally, the irrigation system is proposed to combine the use of surface and
groundwater sources to reduce overall reliance on groundwater supplies, consistent with Policy
33.2.1. As a result of this design, the overall use of groundwater is anticipated to be greatly
reduced, and at times intermittent to nonexistent, since the primary source of irrigation supplies is
stormwater. The irrigation demands used in a groundwater modeling analysis were based on a 1-
in-10 drought frequency, i.e., drought conditions and assumes zero surface water quantities being
derived from the project’s stormwater wet detention lakes, a condition considered virtually
impossible since it is predicated upon the wet detention lakes being completely empty for a
duration of 90 days; these assumptions are considered highly conservative. Despite these
conservative assumptions, the modeling indicates that the maximum month (dry season)
drawdown from the operation of the irrigation running continuously for 90-days, with no recharge,
is less than 1 foot at the project’s eastern property boundary. 4s a result, there are no adverse
impacts anticipated to occur to nearby existing legal users.

It is expected that a Water Use Permit (WUP) will be requested from the South Florida Water
Management District (SFWMD) meeting the criteria of Chapter 373.223(1) Florida Statutes. This
section of Statute establishes that WUP applicants must demonstrate any requested use of water is
reasonable and beneficial and will not interfere with any existing legal use of water and is
consistent with the public interest. Therefore, adverse interference to existing Sandstone Aquifer
users will not be authorized.

Surface Water Management
The Property will have a centralized surface water management system that takes into account the

existing natural features. Restoration of these features is proposed to promote interconnectivity
and address the impacts of on-going agricultural activities on-site.

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.

POLICY 60.1.2: Incorporate, utilize, and where practicable restore natural surface
water flowways and associated habitats.
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POLICY 60.1.3: Examine steps necessary to restore principal flow-way systems to assure
the continued environmental function, value, and use of natural surface water flow-ways
and associated wetland systems.

The Property’s existing conditions has created a hydrological separation between the lands west
of the basin divide (internal farm road) making it an orphan from the balance of the DR/GR.
Natural flows from the west also appear constrained from Daniels Parkway. In contrast to the
historical imagery of the Property from the 1950s, Lee County’s Historic Flowways Map indicates
historic flow-way connections existing internal to the property. Due to the Property’s location
proximate to the Southwest Florida International Airport the creation of additional wetland habitat
to restore the historic flowway identified by Lee County cannot be accommodated. To provide an
interconnection between the two watershed basins as identified on the historic flowway map, an
underground physical infrastructure improvement is proposed as part of the companion mixed use
planned development. A 24-inch buried piped connection is proposed to interconnect the two on-
site watershed basins and associated wetlands. While not a natural flowway, the proposed
improvements take into account the unique conditions of the property to achieve the overall
objective of interconnecting wetlands, re-establishing historic flow patterns across the property
and ensuring no adverse impacts to adjacent properties will occur, (compared to existing
conditions) and is consistent with Objective 60.1 and Policies 60.1.1, 60.1.2 and 60.1.3.

OBJECTIVE 60.3: CRITICAL AREAS. The Six Mile Cypress Basin (as defined in
Chapter 10 of the Land Development Code) and the Density Reduction/Groundwater
Resource land use category are both identified as “critical areas for surface water
management.” The county will maintain existing regulations to protect the unique
environmental and water resource values of these areas.

A surface water quality monitoring program is proposed to ensure that surface water entering and
exiting the future development meets all SFWMD ERP guidelines as well as all applicable
requirements of Chapter 62-302, FAC. The program includes a single set of background samples
after the completion of the surface water management lakes, three sampling events during the wet
season, and continuous monitoring for 5 years. Monitoring is proposed to be discontinued after 5
years if surface water quality is demonstrated as being consistent with State standards. An annual
report summarizing all monitoring activity will be provided by March 1 of each year. The
proposed conditions included in the concurrent planned development outline the timing of the
sampling, the parameters to be tested during sampling and the requirement for continuous
monitoring for 5 years. Additionally all data will be provided to Lee County Division of Natural
Resources in electronic format for utilization in larger countywide studies. Additional
coordination is expected through the review of the requested comprehensive plan amendments
and planned development applications to ensure the project’s consistency with Objective 60.3.

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.
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POLICY 61.1.6: When and where available, reuse water should be the first option for
meeting irrigation needs of a development. Where reuse water is not available, surface
water or low quality groundwater should be utilized for irrigation. All other potential
water sources must be eliminated prior to selecting potable water as the sole source for
meeting the irrigation needs of a development. New developments will coordinate with
county staff regarding the source of irrigation water.

Reclaimed water lines are not available in proximity to the Property. Therefore, a mix of surface
water from the on-site management system and supplies from the confined Sandstone Aquifer are
proposed to be utilized consistent with Objective 61 and Policy 61.16. Additionally, the Draft
Enhanced Lake Monitoring Plan outlines a proposed Water Quality Monitoring program to ensure
that surface water entering and leaving the subject property meet State standards and protect
receiving waters consistent with Goal 61.

Lehigh Acres Community Plan

The Lehigh Acres Community Plan is outlined by Goal 25; establishing the future vision for the
entire community of Lehigh Acres, including the 84.5 acres of the Property within the Central
Urban FLU at the intersection of Daniels Parkway and SR 82. The concurrent Mixed Use Planned
Development proposes 350,000 square feet of commercial uses and multi-family residential unit
types to be located within this area further fostering the development of a vibrant commercial area
consistent with Goal 25.

GOAL 25: LEHIGH ACRES COMMUNITY PLAN. Ensure that continued development
and redevelopment converts this largely single use, antiquated pre-platted area into a
vibrant residential and commercial community consisting of: safe and secure single family
and multi- family neighborhoods, vibrant commercial and employment centers, pedestrian
friendly mixed use activity centers and neighborhood nodes; and, adequate green space
and recreational opportunities.

OBJECTIVE 25.1: SPECIALIZED MIXED USE NODES. To create mixed use nodes that
contribute the uses needed to support the Lehigh Acres Community Plan area shown on
Map 1, Page 7.

POLICY 25.1.2: New development and redevelopment are encouraged to integrate a
mixture of at least two or more varied uses, such as retail, office, residential, or public. All
developments within the Specialized Mixed Use Nodes must be consistent with Table 1(c).

POLICY 25.1.3: In order to promote a sustainable urban form, these areas are expected
to develop at the higher end of the density and intensity ranges, including bonus density.

POLICY 25.1.4: Developments in these areas are encouraged to share required features

such as parking, stormwater detention and management areas, open space and other civic
areas.

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON, pA.



Daniels South CPA
Project Narrative
Page | 22

POLICY 25.1.8: Establish comprehensive stormwater management areas within the
Specialized Mixed Use Nodes to achieve an efficient use of property.

The potion of the Property within Lehigh Acres is also within the Specialized Mixed Use node
that has been designated for the property. The companion Master Concept Plan demonstrates a
higher concentration of both density and intensity within the node consistent with Policies 25.1.2
and 25.1.3. The master concept plan demonstrates shared features such as unified parking,
stormwater management areas, and open space which is consistent with policies 25.1.4 and 25.1.8.
The stormwater management lakes proposed within the Lehigh Acres community planning area
will be interconnected with the larger system in the Southeast Lee community planning area. The
conclusions of the required integrated model confirm the proposed project “will attenuate the 25-
year, 3-day rainfall event within the proposed onsite water management system and reduce peak
runoff discharge rates from the project limits.” As a result of reducing the peak runoff rate,
downstream properties will receive surface water flow at a slower rate, reducing the potential of
flood conditions and demonstrating consistency with the DR/GR Future Land Use and the Lehigh
Acres community planning area.

The Lehigh Acres community plan further breaks down the mixed use nodes into types. The 84.5
acres of the Property in Central Urban is within a Community Mixed Use Activity Center
demonstrated on Lee Plan Map 2-B and outlined by Objective 25.3 and its supporting policies.

OBJECTIVE 25.3: COMMUNITY MIXED USE ACTIVITY CENTERS. To provide the
uses needed to support all of the Lehigh Acres Community Plan area including:
residential; public and private education, live-work; retail; office; medical;
entertainment, light industrial;, commercial/public parking; parks, and, other civic uses.

POLICY 25.3.1: Identify those areas within Lehigh Acres that have sufficient vacant or
undeveloped land to accommodate the community-scale development that will balance
the land uses and provide opportunities to diversify the economic base of the community.

POLICY 25.3.2: Future developments that provide employment opportunities mixed with
facilities offering goods and services that support the wider community are encouraged.

The area will feature a mixture of commercial uses which are identified in the companion schedule
of uses which furthers the intent of Objective 25.3. Additionally, the Property is one of only a
handful of large properties in Lehigh Acres with a single entity owner; and therefore one of the
few areas able to accommodate community-scale development that will diversify the community’s
economic base consistent with Policies 25.3.1. and 25.3.2.

OBJECTIVE 25.8: TRANSPORTATION, PARKING, AND TRAFFIC CIRCULATION.
To improve transportation, parking, and circulation within the Lehigh Acres Community
Plan area.

POLICY 25.8.2: All connections to SR 82 must be consistent with the Florida Department
of Transportation Corridor Access Management Plan for SR 82.
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POLICY 25.8.7: New single-family model homes are prohibited within 300 feet of
arterial and collector roads.

The concurrent planned development demonstrates consistency with the transportation policies of
the Lehigh Acres community plan outlined by Objective 25.8 and its supporting policies. The
Master Concept Plan (MCP) features a concentration of commercial uses at the intersection of SR
82 and Daniels Parkway significantly reducing the need for residents of the surrounding area to
travel further west to meet their commercial needs. No access to SR 82 is proposed. Connections
to Daniels Parkway are consistent with the Corridor Access Management Plan. Therefore the
proposed site design is consistent with Policy 25.8.2. The proposed MCP also demonstrates no
single family residential within the Lehigh community ensuring consistency with Policy 25.8.7.

OBJECTIVE 25.9: SEWER AND WATER. Expedite the staged extension of water and
sewer systems, connect lots previously served by on-site septic and wells, and discourage
additional development that is reliant upon on-site well and septic systems.

POLICY 25.9.2: Direct new development and redevelopment in Lehigh Acres to areas
that can be reasonably expected to receive urban services and infrastructure during the
planning horizon.

The 84 acres of the subject property within Lehigh Acres is already within the Lee County Utilities
Service Area for central water and sewer service consistent with Objective 25.9 and 25.9.2. The
proposed map amendments include a request to extend this service area to the remainder of the
property to establish the entire future community on central water and sanitary sewer service.

POLICY 25.10.1: Lee County will encourage on-site preservation of indigenous plant
communities and listed species habitat. Any required mitigation will be of similar habitat,
and provided, whenever possible, within the Lehigh Acres Community Plan area.
Development must also be consistent with Goal 77 and Objective 77.3.

The portion of the property within Lehigh Acres has been cleared and utilized for agricultural
activities. The Protected Species Survey submitted with the concurrent planned development
demonstrates the northern portion of the property is disturbed lands, ditches, berms and cow pond.
Therefore there are no on-site indigenous plant communities or listed species habitat on-site within
the Lehigh Acres Community Planning Area to preserve. However, there are indigenous plant
communities and listed species habitat within the Southeast Lee Community Planning Area, of
which 55% is proposed to be preserved and restored. The restoration activities proposed will
promote the historic flow of surface water while also addressing historical impacts associated with
decades of historical agricultural ditching and draining. The Master Concept Plan for the
concurrent planned development does commit to providing 10% open space at the time of local
development order within the Lehigh Acres community planning area ensuring consistency with
Goal 77 and Objective 77.3.
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Transportation

The Property is adjacent to Daniels Parkway and SR 82. Recently this intersection was improved
with a continuous flow intersection and Daniels Parkway is subject to a Continuous Access
Management Plan. The transportation analysis submitted to support the requested comprehensive
plan amendments included long term (20-year horizon) and short term (5-year horizon) impacts of
the proposed development.

OBJECTIVE 37.1: GENERAL STANDARDS. Monitor non-regulatory LOS standards
outlined in Policy 95.1.3. on county and state transportation facilities within Lee County.
Cooperate with municipalities on the facilities maintained by Lee County within the
municipalities and with FDOT on state transportation facilities.

POLICY 37.1.1: Lee County will develop multi-modal service volumes (capacities) based
on local Lee County conditions for determination of the LOS of transportation facilities.

SR 82 and Daniels Parkway will not fall below the recommended minimum acceptable Level of
Service thresholds and therefore is consistent with Objective 37.1 and Policy 37.1.1.

OBJECTIVE 39.2: TRANSPORTATION AND LAND USE PLANNING. Develop and
maintain transportation planning tools and strategies to coordinate land use
development with planned transportation facilities appropriate to future urban areas,
future suburban areas, or future non-urban areas as defined. Include road designs and
street modifications to accommodate significant truck traffic on freight corridors
identified in the MPO Freight Mobility Study and for transit, bicycle and pedestrian
facilities where indicated on the transportation map series and Map 4-E, Lee County
Greenways Master Plan.

POLICY 39.2.1: Future urban areas will have a balanced emphasis on automobile,
freight, transit, pedestrian, and bicycle modes of transportation by:
e Promoting safe and convenient street, bicycle and pedestrian facilities
connectivity for easy access between modes.
o Utilizing short block lengths within urban Mixed Use Overlay areas.
e Providing transit service within an emphasis on urban Mixed Use Overlay
areas.
o [ncentivizing infill and redevelopment, mixed uses, pedestrian friendly design,
and higher density in areas served by transit.
o Providing sidewalks along all roads and streets in urban areas, except where
prohibited.

POLICY 39.2.3: Future non-urban areas are planned primarily for motor vehicle
transportation by:
e Limiting transit service and provision of separate pedestrian facilities in the
Mixed Use Overlay areas unless otherwise stated in the LDC.
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e Accommodating bicycle usage on bicycle lanes, paved shoulder or multi-use
recreational trail facilities.

The Property is within a Future Urban and a Future Non-Urban land use location at the intersection
of two major arterial roadways in Lee County, Daniels Parkway and State Road 82. The traffic
analysis demonstrates adequate capacity to serve the proposed development. Sidewalks are
provided along the SR 82 frontage and will be provided consistent with LDC Chapter 10 along
Daniels Parkway during construction of the residential development. The concurrent planned
development will demonstrate internal roadway cross sections consistent with LDC Chapter 10
with pedestrian facilities internal to the proposed development for connectivity across the 1,233
acre property. The future proposed development will be consistent with Objective 39.2 and
Policies 39.2.1 and 39.2.3

POLICY 39.2.5: Establish connection separation standards in the LDC based on
functional classification and future urban, suburban, or non-urban area designation.
Designate by Board action, certain roadways as “controlled access,” to which
permanent access points are restricted to locations established and set by a specific
access plan adopted by Board resolution.

The Property fronts on SR 82 (which is a controlled access facility) and Daniels Parkway. The
concurrent planned development will demonstrate access to the proposed subdivision consistent
with the appropriate locations for each roadway and Policy 39.2.5.
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POLICY 33.2.2: Map 2-D identifies future locations for Mixed-Use Communities where development
rights can be concentrated from large Southeast Lee County tracts into Traditional Neighborhood
Developments or contiguous Lehigh Acres Community Mixed-Use Activity Center clustered development
according to Policy 33.2.2.3 below. The preferred pattern for residential development 