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LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, MARCH 27, 2023
9:00 AM

AGENDA

Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
Public Forum

Approval of Minutes — January 23, 2023

Lee Plan Amendments

A. CPA2022-00003 Daniels Falls Encore Multi-Family

Amend the Future Land Use Map to redesignate the +/- 29 acre
subject property from the Outlying Suburban and Wetlands future
land use categories to the Central Urban future land use category,
and amend Lee Plan Map 1-C to add the subject property to the
Mixed-use Overlay. The subject property is located on the south side
of Daniels Pkwy, approximately 0.1 miles west of Fiddlesticks Blvd.

CPA2021-00017 and CPA2021-00018 Daniels Parkway South Text
and Map Amendments

Amend Lee Plan Map 1A to redesignate 153.7 acres from Density
Reduction/Groundwater Resource (DR/GR) future land use category
to the Sub-Outlying Suburban future land use category; add 1,148
acres of the subject property to Map 4A, Future Water Service Area;
add 1,148 acres of the subject property to Map 4B, Future Sewer
Service Area; remove 515.4 acres of the subject property from Map
1F, Private Recreation Facilities Overlay; amend Policy 33.2.2 to
allow a density transition in Southeast Lee County adjacent to Mixed
Use Communities within Lehigh Acres, as identified on Map 2D; and,
amend Table 1(b) to accommodate residential development on the
subject site. The subject property is located at the southeast corner
of Daniels Parkway and SR82 intersection.

Other Business



6. Adjournment

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

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



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com
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STAFF REPORT FOR CPA2021-00017 &

CPA2021-00018:
Daniels South Map & Text Amendments

Recommendation
Transmit

Applicant
Lennar Corporation

Representative
Tina M. Ekblad, AICP
Sterns Weaver Miller

Project Size
1,233.1 acres

Map Amendment Area
Map 1-A: 153.7 acres

Map 1-F: 515.4 acres

Map 4-A: 1,148 acres
Map 4-B: 1,148 acres

Community Plan Areas
Southeast Lee County

Commissioner District
District 2

Hearing Dates
LPA: 3/27/2023

BoCC #1: TBD
BoCC #2: TBD

Attachment(s):
1: Proposed

Amendments

REQUEST:

e Map amendments to allow a mixed use development on the subject property as follows:
Amend Map 1-A to redesignate 153.7 acres from Density Reduction/Groundwater
Resource (DR/GR) future land use category to the Sub-Outlying Suburban future land
use category; add 1,148 acres of the subject property to Map 4-A, Future Water Service
Area; add 1,148 acres of the subject property to Map 4-B, Future Sewer Service Area;
and remove 515.4 acres of the subject property from Map 1-F, Private Recreation
Facilities Overlay.

e Text amendments to Policy 33.2.2 and Table 1(b) to accommodate residential
development between Lehigh Acres Mixed Use Community identified on Map 2-D and
existing residential development within the Southeast Lee County Plan Area.

SUMMARY: The amendments to the Lee Plan will allow a mixed use development on
1,233.1+4/- acres with 1,600 dwelling units on the entire property and commercial uses
located near the intersection of Daniels Road and SR 82.

PROJECT LOCATION: Located generally south of State Road 82 and east of Daniels Parkway,
south of Lehigh Acres and northeast of the Southwest Florida International Airport (RSW).

RECOMMENDATION: Staff recommends the Board of County Commissioners transmit the
requested amendments based on the analysis and findings in this staff report.



PART 1
STAFF DISCUSSION AND ANALYSIS

CONCURRENT APPLICATION REVIEW

The applicant has filed a companion rezoning application (DCI2022-00002) that is 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 350,000 square feet of
commercial and a maximum of 1,600 dwelling units.

Florida Statutes Chapter 163.3184(12) provides “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 transmittal 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 1,233.1+/- acres. The property is currently in the DR/GR, Wetlands, and
Central Urban future land use categories and is zoned AG-2. The lands within the Central Urban future
land use category are within the Lehigh Acres Community Plan Area, subject to Goal 25. The lands within
the DR/GR and Wetlands future land use categories are within the Southeast Lee County Community Plan
area, subject to Lee Plan Goal 33. All lands are either currently vacant or consist of agricultural uses.

Figure 1: Subject Property in relation to Community Plan Areas as shown on Map 2-A



SURROUNDING PROPERTIES

The subject property is bounded on the north by State Road 82. On the north side of SR 82 is the platted
Lehigh Acres community. This portion of Lehigh Acres is within the Central Urban and Urban Community
future land use categories. The Central Urban future land use category has a standard density range of
up to 10 dwelling units per acre and the Urban Community future land use category has a standard density
of up to 6 dwelling units an acre. Both of these land use categories are considered to be Future Urban
Areas. These are areas “that are designated for urban activities, allow for bonus density, and encourage
a mixture of uses.” The properties to the north are within commercial (C-2), and multi-family residential
(RM-2) zoning districts.

Immediately south of the subject property are lands within the Tradeport, DR/GR, and Wetlands future
land use categories. These properties are owned by the Jared Holes Trust, the current owner of the subject
property. Further to the south are lands within the Airport and Conservation Lands future land use
categories. These lands are owned by Lee County and consist of the Southwest Florida International
Airport, zoned AOPD and the Lee County Wild Turkey Strand Preserve, zoned AG-2

East of the subject property is an existing large acreage residential and agricultural subdivision identified
on Lee Plan Map 2-D as Existing Acreage Subdivision. These properties are in the AG-2 zoning district and
range in size from approximately 1 acre to 10 acres but are most commonly 2.5 to 5 acres in size. Lee
County also owns lands to the east, near the southern end of the subject property. Lands to the east are
within the DR/GR and Wetlands future land use categories and within the Southeast Lee County
Community Plan area.

West of the subject property, on the west side of Daniels Parkway, are lands within the Sub-Outlying
Suburban, Central Urban, and Wetlands future land use categories. These lands, zoned Residential
Planned Development and Mixed Use Planned Development, are part of the Timber Creek development
which has an allowed density of approximately 2 dwelling units an acre.

DISCUSSION AND ANALYSIS — MAP AMENDMENTS
Future Land Use Map — Map 1-A

Current Future Land Use Categories

The requested amendments to the Future Land Use Map would redesignate 153.7 upland acres of the
property from the DR/GR future land use category to the Sub-Outlying Suburban future land use category,
which is described by Policy 1.4.5 of the Lee Plan.

Policy 1.4.5 states that 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.” Permitted uses in the DR/GR include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential uses. All uses requiring
a zoning or development order must demonstrate compatibility with maintaining groundwater levels at
their historic levels utilizing hydrologic modeling showing no adverse impacts will result to surrounding
properties.

Lee County’s goal in the creation of the DR/GR future land use category was to protect Lee County’s water
resources, including aquifers that supply much of Lee County’s public water supply. The category was
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incorporated into the Lee Plan as part of the implementation of the 1990 Stipulated Settlement
Agreement. 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 areas of the County
in order to align the capacity of the future land use map with the population projected to be in Lee County
by the planning horizon at that time, 2010. One of these specified areas include southeast Lee 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. The 153.7 acres were included in the DR/GR future
land use category because it was contiguous, located in a non-urban land use category, east of I-75, and
south of State Route 82. Since that time, additional information taking into account specific property
characteristics has become available. Due to updated data and changing conditions several properties
have been redesignated from the DR/GR future land use category.

Using the unified state delineation methodology and the administrative process described in Policy 1.5.2
the applicant has demonstrated that there are 519.1+ acres of Wetlands on the subject site. The areas
delineated as wetlands using the unified state delineation methodology will remain in the Wetlands future
land use category.

Community Plan Area

The map amendment area is subject to the Southeast Lee County Community Plan as shown on Map 2-A
of the Lee Plan. The goal of the Southeast Lee County Community Plan Area is described in Lee Plan Goal
33, as follows:

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.

Including the subject property, there are approximately 35,600 acres of DR/GR future land use category
within the Southeast Lee Community Plan Area currently. Other future land use categories within the
Southeast Lee County Community Plan Area include Wetlands, Conservation (Uplands and Wetlands),
Public Facilities, and General Interchange.

Watersheds

The 153.7 acres subject to the Future Land Use Map amendment are within the Six Mile Cypress
watershed sub-basin, and does not have any significant surface water connection to the Estero River or
Flint Pen watershed sub-basins. Unlike the majority of properties within the Southeast Lee County
Community Plan Area designated DR/GR, the portion of the subject property that is proposed to be
redesignated from DR/GR to Sub-Outlying Suburban, does not lie within the Imperial or Estero River
watersheds (See Figure 2).

According to the 2008 Dover Kohl Study, Prospects for Lee County, 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 Plan Area. The Flint Pen Strand is part of the Imperial River Watershed and the
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Stewart Cypress Slough is part of the Estero River Watershed. Policy 33.2.4 addresses the Flint Pen Strand
and Stewart Cypress Slough and Policy 126.1.8 provides that Lee County should protect the Flint Pen as
an area for water retention and aquifer recharge. While The Lee Plan does include policies to address
the importance of the Six-Mile Cypress sub-watershed?, the watershed is not identified as an important
aspect or characteristic that makes up the DR/GR future land use category or the Southeast Lee County
Community Plan Area.

Figure 2: Lee County Watershed Sub-Basins in relation to the subject property and Southeast Lee County Community Plan Area.

As previously stated, the DR/GR future land use category within the Southeast Lee County Community
Plan Area is partly intended to protect water resources and the ability to provide recharge areas for
groundwater resources and potential locations of wellfields. The existing and historic agricultural
operations on-site have established internal drainage ditches that reduce water table elevations and the
opportunity for groundwater recharge on the subject property. These existing conditions have negatively
impacted nearby wetlands and significantly limited the opportunity for recharge as compared to the lands
typically designated DR/GR. The subject property also has an internal berm/ agricultural road generally

1 See Objective 60.3
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running north to south that has existed since at least 1958 as demonstrated by aerial photography. This
man-made feature has altered the flow and drainage of water on-site for an extended period of time. As
such, surface water west of the farm road drains into the Six Mile Cypress Sub-watershed rather than into
the Estero River watershed as is typical for lands within the Southeast Lee County Community Plan Area.

The characteristics and conditions of the subject property limits the groundwater recharge and wellfield
development potential on the 153.7 acres subject to the proposed future land use category amendment.
Redesignating 153.7 acres from DR/GR to Sub-Outlying Suburban requires consideration of Lee Plan
Policies 2.3.1 and 2.3.2. A specific finding by the Board of County Commissioners “that no significant
impacts on present or future water resources will result from the change” is necessary per Policy 2.3.1.

The subsequent development will be required to connect to Lee County Utilities for potable water needs
based on the proposed text amendments. Policy 61.1.6 provides that all other potential water sources
must be eliminated prior to selecting potable water as the sole source for meeting irrigation needs of a
development. Reuse water for irrigation is not available to the subject site, therefore other sources must
be explored. As part of the required review, staff analyzed the potential irrigation sources and the impact
of using each potential source for irrigation purposes. This analysis also considers Policy 61.1.1, which
provides “that all fresh waters are a resource to be managed and allocated wisely, and will support
allocations of the resource on the basis of 1) ensuring that sufficient water is available to maintain or
restore valued natural systems, and of 2) assigning to any specified use or user the lowest quality fresh
water compatible with that use, consistent with financial and technical constraints.”

Currently the site is permitted through South Florida Water Management District (SFWMD) to utilize the
Surficial Aquifer for livestock water supply. Utilizing the on-site lakes (Surficial Aquifer) for irrigation of the
proposed uses could have a negative effect on the surrounding wetland systems and will require an
additional recharge source. There are two potential recharge sources analyzed. First the Sandstone
Aquifer, the primary source for domestic self-supply wells within Lehigh Acres. This source has been
experiencing additional stresses from development of the existing platted lots within the Lehigh Acres
Community Plan Area. There are concerns regarding the maximum developmental level (MDL) within this
aquifer. MDL is defined as twenty feet above the top of the geologic strata of the respective aquifer. This
rule was established by SFWMD (40E-8) to prevent harmful drawdown, or mining of the aquifers. The MDL
is important for keeping aquifer levels at the minimum flow and levels established in the Florida
Administrative Code. The Lee County monitoring well approximately 2 miles north of this property has
come within 10 feet of reaching the MDL. Monitoring wells within the Sandstone Aquifer have shown a
downward trend in the water levels year over year (See Figure 3).
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Figure 3: From SFWMD presentation to Lee County DNR Staff on 1/20/22

Based on the downward trend, utilizing the Sandstone Aquifer for irrigation may have an adverse impact
on the potable water supply of the surrounding community, including already approved residential uses.

The second makeup source is from the Lower Hawthorn aquifer. The Lower Hawthorn is listed as an
alternative water supply source in the SFWMD’s Lower West Coast Water Supply Plan. The Lower
Hawthorn does not have the prolific use that is seen within the Sandstone aquifer as the water quality
and depth to the aquifer make this an unattractive source for domestic self-supply. As a makeup source
use of the Lower Hawthorn aquifer poses no impact on the surrounding community. Mixing the water
from this source with the proposed onsite water management system overcomes the lower water quality,
making it appropriate for irrigation use.

The following conditions (to be included in the concurrent rezoning) are necessary and appropriate in
order to make a formal finding “that no significant impacts on present or future water resources will result
from the change.”

1. Irrigation will be through a master controlled system and no individual homeowner irrigation
systems will be allowed. The master controlled system will be designed to meet the water
conservation ordinance.

2. Noirrigation water will be drawn from the Sandstone Aquifer.
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3. Withdraw pumps from the surficial aquifer and Lower Hawthorn will be equipped with a water
meter. The metered amounts from both aquifers will be reported to the County quarterly.

With these conditions as well as the information provided by the applicant and review of other available
data, a finding that no significant impacts on present or future water resources will result from the change
can be made. Therefore, the Board of County Commissioners can make a formal finding that no
significant impacts on present or future water resources will result from changing the Future Land Use
Category, as required in Lee Plan Policy 2.3.1 and 2.3.2.

Proposed Future Land Use Category — Sub-Outlying Suburban:
Sub-Outlying Suburban, is described in Lee Plan Policy 1.1.11 and provided in part below:

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by low density
residential areas. Generally the infrastructure needed for higher 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 (1 du/acre) to two
dwelling units per acre (2 du/acre). Bonus densities are not allowed.

As previously discussed, the subject property is bordered on the north by State Road 82 and land in the
Lehigh Acres Community Plan Area designated Urban Community and Central Urban. Both of these
categories are considered future urban areas with maximum standard densities of 6 and 10 dwelling units
per acre respectively. West of the subject property is Daniels Parkway, a divided arterial roadway, and the
Timber Creek development. Similar to the development proposed on the subject property, Timber Creek
includes a residential portion within the Sub-Outlying Suburban future land use category, and a
commercial portion within the Central Urban future land use category.

The characteristics of the lands proposed to be redesignated from DR/GR to Sub-Outlying Suburban,
including surrounding land uses, land development patterns, and public facilities, are consistent with the
Sub-Outlying Suburban future land use category. The relatively low density of the Sub-Outlying Suburban
future land use category will be compatible with residential uses to the east and provide a transition from
the higher density properties within Lehigh Acres. Additionally, since the subject property is within the
Southeast Lee County Community Plan Area, Policy 33.1.7 will continue to require an analysis of ground
and surface water impacts for all future development.

Policy 2.3.2 provides that changes to the Future Land Use Map involving DR/GR must address urban
sprawl. The proposed amendments will accommodate a mixed use development near the intersection of
two major arterial roads: SR 82 and Daniels Parkway. The subject property has access to public water and
sewer and is immediately adjacent to developed Future Urban and Future Suburban Areas. The proposed
amendments do not include lands in areas that are substantial distances from existing urban areas while
bypassing undeveloped lands that are available and suitable for development. Additionally the Lee Plan
continues to direct and encourage economic growth and associated land development to areas of the
county that do not have an adverse impact on natural resources. The proposed amendments are
consistent with Policies 2.3.1 and 2.3.2.
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Airport Noise Zones:

The proposed amendments do not introduce residential uses to the subject property, but they will allow
additional dwelling units consistent with the density of the Sub-Outlying Suburban future land use
category, therefore it is appropriate to analyze consistency with Policy 5.1.2 of the Lee Plan. Policy 5.1.2
provides that Lee County will “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.”

While the subject property does contain lands within Airport Noise Zone B, which does not permit any
residential units, places of worship, libraries, schools or hospitals according to Policy 1.6.1, the concurrent
planned development demonstrates that no residential or other prohibited use is proposed to be located
within Airport Noise Zone B. There are no other constraints or hazards that preclude residential
development on the subject site. Therefore the proposed amendments are consistent with Policies 1.6.1
and 5.1.2.

Based on the analysis above, redesignating the approximately 153.7 acres of uplands within the Six Mile
Cypress Watershed from the DR/GR to the Sub-Outlying Suburban future land use category, as
proposed by the applicant, is found to be appropriate and consistent with the Lee Plan.

LCU Future Water and Sewer Service Areas — Maps 4-A and 4-B

The applicant is requesting to add the property to the Lee County Future Water Service Area, Map 4-A
and Lee County Future Sewer Service Area, Map 4-B. LCU has indicated there is capacity to serve the
proposed project with both water and sewer service and has water and sewer infrastructure in close
proximity to the subject property

Amending the Lee Plan to allow for connection to LCU’s potable water is consistent with Policy 126.1.4 of
the Lee Plan, which requires development designs maintain groundwater levels at or above existing levels.
Connecting to the LCUs potable water system, will reduce stress on the shallow aquifer and help to
maintain groundwater levels near the subject property. Connection to LCU water services is also
important to demonstrate consistency with Policy 2.3.1, 2.3.2 and 33.1.7 as previously discussed.

Amending the Lee Plan to allow for connection to LCU’s sanitary sewer service is consistent with numerous
policies encouraging developments provide enhanced water quality and connection to a sanitary sewer
service, including those policies Goal 56.

Private Recreational Facilities Overlay — Map 1-F

The Private Recreation Facilities Overlay (PRFO) as identified on Map 1-F is located on approximately
515.35 acres of the subject property. The PRFO is described in Goal 13. As provided in Policy 13.1.1, the
PRFO “shows those locations that are appropriate for the development of Private Recreation Facilities in
the DR/GR future land use category.” Lands within the PRFO have the ability to request the development
of a private recreation facility within the DR/GR, but are not required to be developed with private
recreational facilities. The PRFO is intended for property in the DR/GR category. Therefore, removing
lands from the DR/GR, but leaving those lands within the PRFO would create an internal inconsistency.
Additionally, removing lands from the PRFO that are not intended to be developed with private recreation
facilities is not inconsistent with the Lee Plan.
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Transportation:

Access to the property is anticipated from Daniels Parkway 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:

The 5-year analysis indicates the following road segments are projected to operate at LOS “F” with and
without the project in the Year 2026.

e Daniels Pkwy

e Gunnery Road (N. of Lee Blvd)

e LeeBlvd

The Long Range 2045 Horizon LOS analysis indicates the following road segments are projected to operate
at LOS “F” with and without the project.

e Daniels Pkwy

e Gunnery Road (N. of Lee Blvd)

e LeeBlvd

e Alico Rd Ext. (S. of SR 82)

Transportation concurrency is non regulatory per Florida Statutes Section 163.3180 and Lee Plan Policy
95.1.3, which provides “Compliance with non-regulatory LOS standards will not be a requirement for
continued development permitting, but will be used for facility planning purposes.”

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 map amendments.

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 2020 TDP does not identify the need for
enhanced or additional transit services in the area.

Utilities: The subject property has access to water and sewer services from Lee County Utilities.
Potable water is available from the Corkscrew Water Treatment Plant. Sanitary Sewer Service will be
provided by the Gateway Water Reclamation Facility. The proposed amendments will add the subject
property to Lee Plan Map 4-A: Future Water Service Areas and Map 4-B: Future Sewer Service Areas

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 Lehigh Acres Fire Control and Rescue District provided a letter on March 30, 2021 stating
they are capable of providing fire protection to areas of the property within their service area. The
South Trail Fire Protection and Rescue Service District provided a letter on March 30, 2021 stating
they are capable of providing fire protection services to areas of the property within their service area.
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EMS: The subject property has access to EMS services. In a letter dated February 6, 2022, Lee County
Emergency Medical Services indicates they will be able to serve the property.

Police: The Lee County Sheriff will provide law enforcement services primarily from the Central
District office in Fort Myers. The Sheriff indicated in a letter dated March 31, 2021 that the
development of the subject property will not affect the ability of the Lee County Sheriff’s Office to
provide core services at this time.

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

DISCUSSION AND ANALYSIS — TEXT AMENDMENT

In addition to the proposed map amendments, a text amendment to Lee Plan Policy 33.2.2 is proposed.
Policy 33.2.2 currently describes how Mixed-Use Communities as identified on Map 2-D may be developed
if a potential developer wishes to pursue that form of development. Map 2-D identifies four potential
Mixed-Use Communities along the south side of State Road 82 (See Figure 4). Three of the Mixed-Use
Communities are within the Southeast Lee County Community Plan Area, while the fourth area, located
over approximately 84 acres of the subject property, is within the Lehigh Acres Community Plan Area. All
four of the Mixed-Use Communities were incorporated into the Lee Plan by Ordinance 10-19.

Figure 4: Northern Extent of Map 2-D, showing Mixed-Use Communities and Existing Acreage Subdivisions

Policy 33.2.2 identifies all four Mixed-Use Communities through its reference to Map 2-D. However, it
only describes development of the Mixed-Use Communities and adjacent lands within Southeast Lee
County. The policy provides the Southeast Lee County Mixed-Use Communities are to concentrate
development rights from contiguous property under single ownership. The Policy also provides the
maximum gross density is 5 dwelling units an acre, development may utilize the property development
regulations for the C-2A zoning district, and the Mixed-Use Community may extend 400 feet beyond the
boundary identified on Map 2-D. Policy 33.2.2 does not describe development characteristics for the
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Mixed-Use Community within the Lehigh Acres Community Plan Area or the contiguous property that is
within the Southeast Lee County Community Plan Area.

The Lehigh Acres Mixed-Use Community is also identified on Map 2-B: Lehigh Acres Community Plan
Overlay as a Specialized Mixed Use Node and is within the Central Urban future land use category. The
Central Urban future land use category allows for a standard density of 10 dwelling units an acre and up
to 15 dwelling units an acre using bonus density. Policy 25.1.3 provides the specialized mixed use nodes
in Lehigh Acres are “expected to develop at the higher end of the density and intensity ranges, including
bonus density.” Policy 25.1.7 provides “Development within Specialized Mixed Use Nodes may use the
development standards allowed within the Mixed Use Overlay.” Based on Policies 25.1.3 and 25.1.7 as
well as the Central Urban future land use category, it should be anticipated that this property would be
intensely developed with minimal buffers and setbacks as well as having reduced open space.

To address the direct interface of lands within Southeast Lee County that are contiguous to, and under
the same ownership as the lands in the Central Urban future land use category and identified on Map 2-
B as a Specialized Mixed Use Node, the applicant has proposed amendments to Policy 33.2.2, to allow for
a density transition from the Lehigh Acres Mixed-Use Community to the lower density residential
development allowed in Southeast Lee County. Policy 33.2.2 as proposed to be amended is shown is
strike-through and underline formatting below.

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—inte—Fraditional-Neighberhood
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 develop using
permitted uses and the property development regulations for the C-2A zoning district.

2c. 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.

d. 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.
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2. Contiguous property adjacent to the Mixed-Use Community located within the Lehigh Acres
Community Plan Area may sum allowable dwelling units for entire property. The resulting allowable
dwelling units may be allocated across the project regardless of the underlying future land use category,

provided:

a. the project is developed as a Planned Development, and

b. the project maintains a minimum of 60 percent open space.

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

As drafted, paragraph 1 will apply to the development of Mixed-Use Communities and contiguous lands
that are entirely within Southeast Lee County, whereas paragraph 2 will be applied to lands within
Southeast Lee County that are contiguous to the Mixed-Use Community located within the Lehigh Acres
Community Plan Area. All uses associated with the development of a Mixed-Use Community will be
required to connect to public potable water and sanitary sewer services.

Staff has reviewed the proposed language and finds that based on the criteria provided the proposed
amendments will only be applicable to the subject property. Staff also finds the proposed transition area
created by the policy to be appropriate for the property’s location. The Lehigh Acres Mixed-Use
Community is allowed and expected to develop much more intensely than the three Mixed-Use
Communities in Southeast Lee County and on property designated DR/GR. As proposed by the applicant
the area contiguous to the Lehigh Acres Mixed-Use Community, within the Southeast Lee County
Community Plan Area, will allow for a density transition between the higher densities in the Lehigh Acres
Community Plan Area and the lower densities of the Southeast Lee County Community Plan Area.

As previously stated, east of the subject property is an area identified on Map 2-D as Existing Acreage
Subdivision. Lee Plan Policy 33.2.1 states these areas should be protected from adverse external impacts.
Additionally, Objective 33.2: Residential and Mixed-Use Development provides that Existing Acreage
Subdivisions should be “protected from adverse impacts of mining.” The DR/GR future land use category
allows for agriculture, natural resource extraction and related facilities, conservation uses, public and
private recreation facilities, and residential uses. The residential uses proposed west of the Existing
Acreage Subdivision identified on Map 2-D will preclude other allowable uses, including mining, which
may not be compatible with the Existing Acreage Subdivision to the east. In addition to the proposed
amendments encouraging a compatible use of the property, the planned development will be required to
provide 60 percent open space and connect to public water and sewer services. This is consistent with
other residential projects located in Southeast Lee County that are also adjacent to Existing Acreage
Subdivisions identified on Map 2-D.

Staff has reviewed the Lee Plan and has not identified any Goals, Objectives, or Policies that would be
internally inconsistent with the proposed amendments.

In addition to the amendments requested by the applicant, staff recommends an amendment to Table
1(b). This amendment is necessary to maintain internal consistency with the 2045 Lee County population
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accommodations and Policy 1.6.5 of the Lee Plan at time of development order. Table 1(b) is
recommended to be amended to provide residential acres in the Sub-Outlying Suburban future land use
category, consistent with Lee Plan Goal 5 which is to provide sufficient land in appropriate locations on
the Future Land Use Map to accommodate the 2045 projected population of Lee County. The proposed
amendments include adding 55 acres of residential development to Planning District 18 (Southeast Lee
County) and to decrease the residential acres in the Planning District 17 (Lehigh Acres) and Planning
District 10 (Gateway/Airport) in order to make the population balance countywide. The proposed changes
to Table 1(b) are identified in Attachment 1.

COMMUNITY MEETING REQUIREMENTS

Community information meetings, meeting the requirements of Objective 17.3, were held within the
Lehigh Acres Community Plan Area on April 4, 2022 and within Southeast Lee County Community Plan
Area on April 5, 2022. The proposed amendments are consistent with Objective 17.3 of the Lee Plan.

CONCLUSIONS
The proposed amendments to the Lee Plan are consistent with the Lee Plan as discussed in the report and
summarized below.

e The subject property has physical different characteristics than properties typically found in the
DR/GR future land use category.

e Consistent with Objective 2.2, there are adequate potable water, sanitary sewer, solid waste,
police, fire/EMS, and school services and facilities to accommodate the proposed amendment.

e With conditions recommended for the concurrent rezoning, staff recommends Board of County
Commissioners make a formal finding that no significant impacts on present or future water
resources will result from changing the Future Land Use Category, as required in Lee Plan Policy
2.3.1 and Policy 2.3.2.

e The proposed amendments will not change any wetlands areas. The areas delineated as wetlands
using the unified state delineation methodology will remain in the Wetlands future land use
category.

e The proposed text amendments address the interface of future urban and future non-urban areas
and encourage development of uses compatible with existing nearby uses.

e Connection to LCU’s potable water and sanitary sewer services is consistent with Policy 126.1.4
and Policy 56.1.4 of the Lee Plan, which requires development designs must maintain
groundwater levels water quality at or above existing levels.

e The proposed amendments are consistent with Objective 17.3 of the Lee Plan.

e The Amendments to table 1(b), as recommended by staff, are necessary to maintain internal
consistency with the 2045 Lee County population accommodations and Policy 1.6.5 of the Lee
Plan at time of development order.

Staff recommends that the Board of County Commissioners make a formal finding that no significant
impacts on present or future water resources will result from changing the Future Land Use Category, as
required in Lee Plan Policy 2.3.1.

Staff also recommends the Board of County Commissioners transmit the proposed amendments as
provided in Attachment 1.
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS

FUTURE LAND USE ELEMENT

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—inte—Fraditional-Neighberhood
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 TDUSs 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 develop using
permitted uses and the property development regulations for the C-2A zoning district.

2c. 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.

d. 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.

Contiguous property adjacent to the Mixed-Use Community located within the Lehigh Acres

Community Plan Area may sum allowable dwelling units for entire property. The resulting allowable
dwelling units may be allocated across the project regardless of the underlying future land use category,

provided:

a. the project is developed as a Planned Development, and

b. the project maintains a minimum of 60 percent open space.

Central water and wastewater services are required to develop a Mixed-Use Community.
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Table 1(b) Year 2045 Allocations

Planning District
Future Land Use Category Unincorporated County District 1 District 2 District 3 District 4 District 5 District 6 District 7 District 8 District 9 District 10
Northeast Boca _ Fort Myers ) Fort Myers Gateway / Airport
— Bonita Burnt Store | Cape Coral Captiva Fort Myers .
Existing Proposed | Lee County| Grande Shores Beach Existing Proposed
Intensive Development —— 1483 1,483 - - - 17 - 21 - 238 - -
Central Urban ——13,838 13,760 - - - 207 - - - 230 - . 1~ 25
Urban Community — 22739 22,704 813 453 - 475 , - i _ j __  1cgg 150
Suburban — 14913 14,913 - - - 1,950 - , i 80 i B
Outlying Suburban — 3648 3,648 25 - - 490 13 3 429 - - -
S| Sub-Outlying Suburban — 1731 1,786 - - - 330 - - - ; - 3337 227
B Commercial - - - - - - - ; i i i
8’ Industrial — 135 15 - - - - - - - - I ™ 6
‘5 Public Facilities - - - - - - - - - _ _
O University Community — 503 503 - - - - - - - _ j -
g Destination Resort Mixed Use Water Dependent | ——8 8 - - - - - - - - B -
.2 Burnt Store Marina Village _ 2 2 - - - - 2 . , j j -
€< | Industrial Interchange - - - - - - - ; _ j -
S General Interchange — 114 114 - - - - - - - ; j T 15
& General Commercial Interchange - - - - - - - - - - -
,E Industrial Commercial Interchange - - - - - - - - - _ -
,E University Village Interchange - - - - - - i, , - j B
> New Community — 2104 2,075 1,115 - - - - , - . j — 999 960
E Airport - - - - - - - - ; j -
.E Tradeport —3 3 - - - - - - - , f 3 3
E Rural — 7764 7,764 2,431 - - 800 730 - - - - -
% Rural Community Preserve — 3537 3,517 - - - - - - - - _ -
.g Coastal Rural — 1338 1,338 - - - - - - - - _ -
Qz | Outerlisland —233 233 2 4 - 1 - - 169 - - -
Open Lands — 2186 2,186 153 - - - 257 - - . _ -
Density Reduction/ Groundwater Resource — 6974 6,974 131 - - - - - - - - -
Conservation Lands Upland - - - - - - - - - - -
Wetlands - - - - - - - - - j -
Conservation Lands Wetland - - - - - - - - , . -
Unincorporated County Total Residential — 83113 83,027 4,669 457 - 4,270 1,002 24 598 548 . 1,415 1,386
Commercial —3;916- 8,916 300 53 - 450 27 9 125 150 - | —3216- 1,216
Industrial — 4,787 4,787 30 3 - 300 10 15 70 315 - | —2434 2,134
Non Regulatory Allocations
Public — 120,211 120,240 14,191 622 - 4,864 7,323 6 2,340 583 - | —9;660- 9,689
Active AG — 219044 21,889 5,500 - - 240 90 R R R N Y 2
Passive AG — 13,685 13,685 5,500 - - 615 100 - - - - | ——4a85- 485
Conservation —87746- 87,746 2,458 297 - 1,163 3,186 67 1,595 926 - | —2206- 2,206
Vacant — 26,118 26,230 1,145 28 - 733 766 8 103 17 - | ———=s8 88
Total ——366;520- 366,520 33,793 1,460 - 12,634 12,505 129 4,831 2,538 - | ——317;205- 17,205
Population Distribution (unincorporated Lee County)] —584,331- 584,331 8,235 1,470 - 35,253 2,179 152 725 5,273 - | —=22,281 21,926

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

Planning District
Future Land Use Category District 11 | District 12 | District 13 | District 14 | District 15 | District 16 District 17 District 18 District 19 | District 20 | District 21 | District 22
Daniels lona / , South Fort | _. Lehigh Acres Southeast Lee County | North Fort ,
San Carlos | Sanibel Pine Island . . Buckingham Estero Bashore
Parkway | McGregor Myers Existing Proposed Existing Proposed Myers
Intensive Development - - - - 801 1| —30 30 - 376 - - _
Central Urban - 656 20 - 3,113 - — 7362 7,284 - 2,225 - , ;
Urban Community - 978 1,318 - 863 540 | ———17,034 17,000 - , 115 - -
Suburban - 2,566 2,069 - 1,202 659 - - 6,387 - - -
Outlying Suburban 1,253 438 - - - 502 - - 406 - 90 -
S| Sub-Outlying Suburban - - 13 - - - - 55 145 66 - 950
B Commercial - - - - - - - - - . - i
8’ Industrial - 3 3 - 3 - - - , - - -
‘S Public Facilities - - - - - - - - - y - -
O University Community - - 503 - - - - - i _ _ _
g Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - ,
S ——
< Burnt Store Marina Village - - - - - - - - - - . ,
€ | Industrial Interchange - - - - - - - - - - - ;
S General Interchange 58 - - - - - - N} 8 14 - - 20
Y | General Commercial Interchange - - - - - - - - R ] R R
,E Industrial Commercial Interchange - - - - - - - - - - - -
,E University Village Interchange - - - - - - - - - - , i,
> New Community - - - - - - - - - - . B,
E Airport - - - - - - - - - - - -
.E Tradeport - - - - - - - - - - . _
E Rural 1,573 - 99 - - 27| —4 14 - 454 50 - 1,387
% Rural Community Preserve - - - - - - - - - 3,517 - -
.g Coastal Rural - - - - - 1,338 - - - - - -
@z | Outerlsland - 2 - - - 55 - - - - - -
Open Lands 80 - - - - - - - 30 - - 1,667
Density Reduction/ Groundwater Resource - - - - - - - — 4742 4,742 - - - 2,101
Conservation Lands Upland - - - - - - - - - - . -
Wetlands - - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - - B,
Unincorporated County Total Residential 2,964 4,650 4,024 - 5,982 3,322 | —24;440- 24,327 | — 4750 4,805 10,035 3,748 90 6,125
Commercial 326 774 938 - 2,012 288 | ———900- 900 | ———118- 118 1,121 19 18 72
Industrial 5 198 387 - 566 67 | ———218- 218 | — 215 215 244 4 2 4
Non Regulatory Allocations
Public 3,214 4,898 6,364 - 5,883 4,831 |—20,267- 20,267 | —17.992 17,992 10,117 3,052 653 3,351
Active AG 5 13 5 - - 2,780 | —35- 35 | —12,000- 11,945 90 630 4 550
Passive AG 10 - 5 - - 70 | ——50- 50 | —2,500- 2,500 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 - 211 15,489 | —— 1,677 1,077 | —41,028- 41,028 1,607 382 1,465 895
Vacant 20 55 158 - 4 2,200 | —14,804- 14,917 | —2,400- 2,400 1,183 850 130 1,425
Total 8,221 20,374 14,114 - 14,658 29,047 | ——61,791- 61,791 [ — 81003 81,003 24,649 10,684 2,362 14,523
Population Distribution (unincorporated Lee County)f 14,322 44,132 54,615 - 76,582 13,431 | — 162,245 161,430 | —172,369- 18,540 110,722 5,951 741 8,653

Ord. No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06, 19-13, 19-14, 19-16, 20-05, 21-03, 21-09
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Policy 61.1.1 provides “that all fresh waters are a resource to be managed and allocated wisely, and will
support allocations of the resource on the basis 1) of ensuring that sufficient water is available to maintain
or restore valued natural systems, and 2) of assigning to any specified use or user the lowest quality fresh
water compatible with that use, consistent with financial and technical constraints.”

Based on the data above as well as the Policies discussed in this memo staff finds that the following
conditions are necessary in order to make a formal finding “that no significant impacts on present or
future water resources will result from the change.”

Proposed Conditions

1. Irrigation will be through a master controlled system and no individual homeowner irrigation
systems will be allowed. The master controlled system will be designed to meet the water
conservation ordinance.

2. Noirrigation water will be utilized from the Sandstone Aquifer.

3. Withdraw pumps from the surficial aquifer and Lower Hawthorn will be equipped with a water
meter. The metered amounts from both aquifers will be reported to the County quarterly.

Based on the information provided by the applicant as well as the conditions identified in this
memorandum, the Division of Natural Resources staff finds that no significant impacts on present or
future water resources will result from the change. The Division of Natural Resources staff recommends
that the Board of County Commissioners make a formal finding that no significant impacts on present or
future water resources will result from changing the Future Land Use Category, as required in Lee Plan
Policy 2.3.1 and Policy 2.3.2.

This memo does not intend to relieve the applicant from complying with any part of the Lee Plan. The
applicant may be required to confirm their findings through additional data and a detailed numerical
modeling process at a later stage of plan development. Upon receipt of further information during plan
development stage, staff reserves the right to review and disagree with any or all of the water resources
analysis. Lee County staff also reserves the right to deny the application for plan amendment or
subsequent applications for zoning changes or development, if it is found that the project as proposed is
not consistent with the Lee Plan.
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APPENDIX A

Example of Deep Lake
Aeration Device










APPENDIX B

Lee County Fertilizer
Ordinance No. 08-08
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Yury Bykau, E.I.

TR Transportation Consultants, Inc.
2726 Oak Ridge Ct. STE 503

Fort Myers, FL 33901
239-692-0589 (c)

239-278-3090 (o) ext. 3
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