LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, MAY 22, 2023
9:00 AM

AGENDA

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

Approval of Minutes — March 27, 2023

Lee Plan Amendments

A. CPA2022-00016 Barrett Park
Amend Lee Plan Map 1-A to redesignate the +20.14 acre property
from the Sub-Outlying Suburban future land use category to the
Urban Community future land use category.

B. CPA2023-00004 Building Height and Resiliency
Amend Lee Plan Goal 23 and Policy 23.2.3 to remove requirements
that restricts the ability to redevelop or rebuild structures in order to
reduce potential flooding threats by accommodating required
minimum flood elevations.

Land Development Code Amendments

A. Building Height and Resiliency
Amendments to LDC Chapters 33 and 34 addressing building height
and resiliency, clarifying parking requirements for uses pursuing
build-back, and clarifying application requirements.

B. Section 30-55 (Non-Conforming Signs)
Amendment to LDC Chapter 30 to allow for a one-time relocation of
a previously non-conforming billboard that was rebuilt pursuant to
the existing “two-for-one” billboard incentive.

Other Business

Adjournment



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

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



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com

CPA2022-00016

Barrett Park



STAFF REPORT FOR BARRETT PARK:

CPA2022-00016

Small-Scale Map Amendment to the Lee Plan

Recommendation:
Adopt

Applicant:
Lee County Housing

Authority

Representative:
Daniel Delisi, AICP

Property Location:
9251-9500 Westcreek Cir,

North Fort Myers, FL

Property Size:
+20.14

Planning District:
North Fort Myers

Commissioner District:
District #4

Hearing Dates:
LPA: 05/22/23
BoCC #1: TBD

Attachments:
1: Proposed Amendments

REQUEST

e Amend the Future Land Use Map designation on +20.14 acres from Sub-Outlying
Suburban to Urban Community.

e Amend Table 1(b): 2045 Population Allocation to accommodate residential
development on the subject property.

SUMMARY
The requested amendments will allow for the redevelopment of an existing affordable
housing neighborhood, increasing the number of dwelling units from 50 to 200.

PROJECT LOCATION
The subject property is located on Barrett Road between Pondella Road and Pine Island

Road.

RECOMMENDATION

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




PART 1
STAFF DISCUSSION AND ANALYSIS

CONCURRENT REZONING

The applicant has filed a companion rezoning application (DCI2022-00063) which is being reviewed
concurrently with this plan amendment request. The applicant is seeking to rezone the property from
Residential Single Family (RS-1) to Residential Planned Development (RPD) to allow multifamily residential
development.

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

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

SUBJECT PROPERTY

The subject property is currently zoned RS-1 and contains 50 single-family affordable housing units. The
subject property was designated as Sub-Outlying Suburban through Ordinance 07-09, the adopting
ordinance of CPA2005-00040. Prior to adoption of CPA2005-00040, the property was designated as
Outlying Suburban. The Outlying Suburban future land use category allows for a maximum standard
density of 3 dwelling units per acre and does not allow for bonus density; however, the subject property
and surrounding area were limited to 2 dwelling units per acre through specific language in the Outlying
Suburban future land use category at that time.

Prior to the subject property being designated as Outlying Suburban, it was designated as Suburban. The
property was within the Suburban future land use category from the inception of the Lee Plan until 1993,
when Plan Amendment (PAM) 91-10 was adopted. Plan Amendment 91-10 changed the subject parcel
and surrounding area from a mix of Suburban, Central Urban, and Intensive Development to Outlying
Suburban. These categories have maximum standard densities ranging from 6 dwelling units an acre to
14 dwelling units an acre.

SURROUNDING PROPERTIES

Nearby uses are primarily residential homes within the Sub-Outlying Suburban and Suburban future land
use categories and commercially zoned properties in the Commercial future land use category. Additional
detail is provided in Table 1, below.
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TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
. Single-Family
North Sub-Outlying Suburban RS-1 Residential
. RS-1 & RPD, approved for 32 units Single-Family
East Sub-Outlying Suburban on +24 acres Residential & Vacant
South Suburban RS-1 & RM-2 Single-Family
Residential
Sub-Outlying Suburban, RS-1 and CPD, approved for Single-Family
West Commercial, & 575,000 SF of Commercial on £39 Residential & DOT
Conservation acres Operations Facility

Following the changes to the Future Land Use Map from PAM 91-10 and CPA2005-00056, the North Fort
Myers Community Plan goal was adopted into the Lee Plan through the adoption of CPA2007-00056.
Included in CPA2007-00056 was a Future Land Use Map amendment to redesignate approximately 85.30
acres northwest of the subject property from Suburban, Central Urban, and Sub-Outlying Suburban to
Commercial and Conservation Lands. This change was intended to allow property owners to develop in a
similar fashion to lands along Pine Island Road within the City of Cape Coral without having to incorporate.

DISCUSSION AND ANALYSIS — MAP 1-A: FUTURE LAND USE MAP

The applicant is requesting to amend the future land use category of the subject property from Sub-
Outlying Suburban to Urban Community to allow higher density on the subject property. The current
future land use category allows for up to two dwelling units per acre. The proposed future land use
category would allow up to six dwelling units per acre with the opportunity to pursue bonus density of 10
dwelling units per acre.

Policy 1.1.4 describes the Urban Community future land use category as “a mixture of relatively intense
commercial and residential uses.” Properties to the west are within the Commercial future land use
category and have been since 2009. Parcels further north on Barrett Road, within the boundaries of the
City of Cape Coral, are currently being developed as multi-family residential properties. The mixture of
uses between Pine Island Road and Pondella Road are consistent with the proposed future land use
category.

Policy 1.1.11 describes the Sub-Outlying Suburban future land use category as areas of low-density
residential uses where infrastructure to support higher density development is not planned or in place.
This description is no longer representative of the uses that are within the surrounding area or the level
of public infrastructure that is available to the subject property. Multi-family housing is currently under
construction within a quarter-mile of the subject parcel, and the adjacent future land use category
supports high-intensity commercial uses. The “Service Availability” section of this report analyzes the
infrastructure that is available to support the proposed amendment.

Objective 2.2 provides that new development should be directed “to those portions of the future urban
areas where adequate public facilities exist or are assured and where compact and contiguous
development patterns can be created.” The proposed amendments will allow for an in-fill development
project that provides housing within an area where public facilities and services already exist. Consistent
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with Policy 4.1.1 and Policy 4.1.2, the subject property is able to connect to potable water and sanitary
sewer, as identified in the letter of service availability from Lee County Utilities.

The proposed change to the Future Land Use Map will increase the allowable density on the subject
property. As such the proposed amendment should be reviewed for consistency with Policy 5.1.2 which
prohibits residential development “where physical constraints exists, or require the density and design to
be adjusted accordingly.” The Policy provides that such constraints or hazards may include flood, storm,
or hurricane hazards; unstable soil or geological conditions; environmental limitations; aircraft noise; or
other characteristics that may endanger the residential community. There are no characteristics of the
property that would prohibit residential development. The subject property is located outside of the
Coastal High Hazard Area and is primarily in FEMA Flood Zone X (shaded). A small portion of the property
is located in Flood Zone AE, but the majority of the area within Flood Zone AE is in areas designated as
preserve or retention on the Master Concept Plan submitted for DCI2022-00063. The proposed
amendment is consistent with Policy 5.1.2.

Policy 5.1.3 directs high-density residential developments to locations near employment and shopping
centers. The property is centrally located between Pine Island Road, Pondella Road, and US-41, all of which
are arterial roadways with commercial uses to support potential residents. This location is also within five
miles of downtown Fort Myers, a major employment center for Lee County.

The subject property falls within the North Fort Myers Community Plan Area. Consistent with Policy
17.3.2, the applicant conducted a public information meeting within the boundary of the North Fort Myers
Community Plan Area on April 4, 2023. A summary of the meeting provided by the applicant states that
there were no concerns expressed by those in attendance. At the meeting, the North Fort Myers Design
Review Board voted to express support for the project.

Objective 30.1 of the Lee Plan supports the creation of affordable housing options in safe and attractive
neighborhoods in the North Fort Myers Community Plan Area, consistent with the applicant’s intended
use of the subject property. The amendment will accommodate 150 additional affordable units in an area
that has included affordable housing for approximately three decades.

Policy 135.1.2 states that the county will work to form public-private partnerships to produce affordable
housing with various non-profits, such as the applicant for the subject case. The concurrent rezoning
application includes a provision for bonus density on the subject property, in which the applicant has
indicated that the owner intends to provide affordable housing on the site.

Dwelling unit types in the surrounding area have been primarily single-family homes. Recently, multi-
family apartments and townhomes have been approved north of the subject property on Barrett Road
within the boundaries of the city of Cape Coral. An additional multi-family housing option at this location
supports the Lee Plan’s goal of providing different housing options in safe and attractive neighborhoods
and is consistent with recent approvals in this area. Allowing for density on the subject property that
supports multi-family housing options would further Objective 135.1, Policy 135.1.9, and Policy 158.1.9
by diversifying the mix of residential unit types within Lee County.

Based on the analysis above, redesignating the subject property from Sub-Outlying Suburban to Urban
Community is found to be appropriate and consistent with the Lee Plan.

LPA Staff Report May 12, 2023
CPA2022-00016 Page 4 of 6



DISCUSSION AND ANALYSIS — TABLE 1(b): YEAR 2045 ALLOCATIONS

In addition to the requested Future Land Use Map Amendment, staff recommends an amendment to
Table 1(b). This amendment is 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. The Table 1(b)
amendment would provide residential acres for the Urban Community future land use category in the
North Fort Myers Planning District, 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 seven acres of residential development to the Urban
Community future land use category in Planning District 19 (North Fort Myers) and subtracting 10
residential acres in the Sub-Outlying Suburban future land use category and 42 acres in the Suburban
future land use category of Planning District 19 in order to make the population balance countywide. The
proposed changes to Table 1(b) are identified in Attachment 1.

SERVICE AVAILABILITY

The proposed amendment to the Future Land Use Map would increase the allowable density on the
subject property. There are adequate potable water, sanitary sewer, solid waste, police, fire/EMS, and
school services to accommodate anticipated development on the subject property.

Transportation: The subject property is located on Barrett Road, a two lane undivided road classified by
Lee County Department of Transportation as a Major Collector.

Short Range Impacts: Proposed change will not cause any roadway link to fall below the
recommended minimum acceptable Level of Service thresholds.

Long Range Impacts: Analysis from the Transportation Section indicates that Pine Island Road, east of
Barrett Road, falls from level of service D to level of service F in the 2045 projections with the proposed
development included. Pine Island Road is a state maintained arterial road.

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.”

Mass Transit: The subject property is not within % mile of a fixed route corridor and is further than % mile
of the nearest bus stop. The 2020 Transit Development Plan does not identify the need for enhanced or
additional transit services in the area.

Utilities: The subject property is within the Lee County Utilities future potable water and sanitary sewer
service areas as identified on Lee Plan Maps 4-A and 4-B. Lee County Utilities has provided a letter stating
that adequate potable water and sanitary sewer services are available to support the increased density.

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 North Fort Myers Fire District indicated that they are capable of providing fire protection to the
subject property.
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EMS: The subject property has access to Emergency Medical Services. Lee County Emergency Medical
Services indicated that they will be able to serve the property from Medic 7 located 2.2 miles from the
property. Two other locations are within 5 miles of the property.

Police: The Lee County Sheriff’s Office will provide law enforcement services primarily from the North
District offices in North Fort Myers. The Sheriff indicated in a letter that development of the subject
property will not affect the ability of the Lee County Sheriff’s Office to provide core services at this time.
The Sheriff’'s Office requests a Crime Prevention through Environmental Design report at the time of
Development Order.

Schools: The School District of Lee County provided a letter stating that capacity is an issue within the
Concurrency Service Area (CSA) at the elementary school level, however, capacity is available in the
adjacent CSA.

CONCLUSIONS

The proposed amendment will support the Lee Plan’s aim to provide affordable, diverse housing options,
allowing a density range of 1 dwelling unit per acre to 6 dwelling units per acre, with the potential for
bonus density up to 10 dwelling units per acre. The increase in density from the map amendment is
consistent with the original Future Land Use Map designation on the subject property. The proposed
amendments will allow the applicant to redevelop an existing affordable housing neighborhood to
increase Lee County’s affordable housing stock.

Staff has reviewed the proposed amendments and provides the following conclusions.

e Similar developments in the surrounding area support the proposed increase in density.

e There are adequate public services available to accommodate anticipated development on the
subject property, consistent with Objective 2.2.

e The proposed amendments will not cause any roadway link to fall below the recommended Level
of Service in either the 5-year or 10-year planning horizon.

e There are no characteristics of the property that would prohibit residential development,
consistent with Policy 5.1.2.

e The proposed amendments will encourage and support multi-family housing options, furthering
Objective 135.1, Policy 135.1.9, and Policy 158.1.9.

e The concurrent rezoning request will provide oportunities to address compatibility with
surrounding uses.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendments as provided in Attachment 1.
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ATTACHMENT 1









Table 1(b) Year 2045 Allocations

Planning District

. District 1 District 2 District 3 District 4 District 5 District 6 District 7 District 8 District 9 District 10

Unincorporated County Northeast Boca Bonita Fort Myers | Burnt Store | Cape Coral Captiva Fort Myers | Fort Myers | Gateway /
Future Land Use Category Lee County Grande Shores Beach Airport

Existing Proposed

Intensive Development 1,483 1,483 - - - 17 - 21 - 238 - -

Central Urban 13,838 13,838 - - - 207 - - - 230 - 25

Urban Community —— 22676 22,683 813 453 - 475 - - - - - 150
Suburban — 14913 14,871 - - - 1,950 - - - 80 - -
Outlying Suburban — 3648 3,638 25 - - 490 13 3 429 - - -

e Sub-Outlying Suburban 1,731 1,731 - - - 330 - - - - - 227
Q | Commercial - - - - - - - R - R B R

8 Industrial 15 15 - - - - - - - - - 6
S | Public Facilities - - - - - - - : : ; - :
o University Community 503 503 - - - - - - - - - -
& Destination Resort Mixed Use Water Dependent 8 8 - - - - - - - - R -
.2 Burnt Store Marina Village 2 2 - - - - 2 - - - - _
< Industrial Interchange - - - - - - - - R - R _

3 General Interchange 134 134 - - - - - - - - - 35
E General Commercial Interchange - - - - - - - - - - R -
E Industrial Commercial Interchange - - - - - - - - - - - R
E University Village Interchange - - - - - - - - R - R -

| New Community 2,104 2,104 1,115 - - - - - - - - 989
E Airport - - - - - - R - R _ R -

-g Tradeport 3 3 - - - - - - - - R 3
< Rural 7,764 7,764 2,431 - - 800 730 - - - - -
_% Rural Community Preserve 3,517 3,517 - - - - - - - - - -
g Coastal Rural 1,338 1,338 - - - - - - - - - -
& | outerisland 233 233 2 4 - 1 - - 169 - - -
Open Lands 2,186 2,186 153 - - - 257 - - - R -
Density Reduction/ Groundwater Resource 6,974 6,974 131 - - - - - - - - _
Conservation Lands Upland - - - - - - - - R - R _
Wetlands - - - - - - - - R R R -
Conservation Lands Wetland - - - - - - - - - - R -
Unincorporated County Total Residential — 83071 83,026 4,669 457 - 4,270 1,002 24 598 548 R 1,435
Commercial 8,916 8,915 300 53 - 450 27 9 125 150 - 1,216
Industrial 4,787 4,787 30 3 - 300 10 15 70 315 - 2,134

Non Regulatory Allocations - -

Public 120,211 120,211 14,191 622 - 4,864 7,323 6 2,340 583 - 9,660
Active AG 21,944 21,944 5,500 - - 240 90 - - - - 2
Passive AG 13,665 13,665 5,500 - - 615 100 - - - - 465
Conservation 87,746 87,746 2,458 297 - 1,163 3,186 67 1,595 926 - 2,206
Vacant —— 26,180 26,224 1,145 28 - 733 766 8 103 17 - 88
Total 366,520 366,520 33,793 1,460 - 12,634 12,505 129 4,831 2,538 - 17,205
Population Distribution (unincorporated Lee County) 584,331 584,331 8,235 1,470 - 35,253 2,179 152 725 5,273 - 23,340

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

Planning District

District 11 | District 12 | District 13 | District 14 [ District 15 | District 16 | District 17 | District 18 District 19 District 20 District 21 | District 22
Daniels lona/ San Carlos Sanibel South Fort | Pine Island | Lehigh Acres | Southeast Buckingham Estero Bayshore
Future Land Use Category Parkway McGregor Myers Lee County North Fort Myers
Existing Proposed

Intensive Development - - - - 801 1 30 - 376 376 - - -
Central Urban - 656 20 - 3,113 - 7,362 - 2,225 2,225 - - -
Urban Community - 978 1,255 - 863 540 17,034 - 7 115 - -
Suburban - 2,566 2,069 - 1,202 659 - - — 6,387 6,345 - - -
Outlying Suburban 1,253 438 - - - 502 - - — 406 396 - 90 -

e Sub-Outlying Suburban - - 13 - - - - - 145 145 66 - 950
Q | Commercial - - - - - - - - - - - - -
8 Industrial - 3 3 - 3 - - - - - - - -
S | Public Facilities - - - - - - - - - - - - -
o University Community - - 503 - - - - - - - - - -
& Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - - -
.2 Burnt Store Marina Village - - - - - - - - - - - - -
< Industrial Interchange - - - - - - - - - - - - -

3 General Interchange 58 - - - - - - 8 14 14 - - 20
E General Commercial Interchange - - - - - - - - - - - - -
E Industrial Commercial Interchange - - - - - - - - - - - - -
E University Village Interchange - - - - - - - - - - - - -
> New Community - - - - - - - - - - - - -
E Airport - - - - - - - - - - - - -
-g Tradeport - - - - - - - - - - - - -

< Rural 1,573 - 99 - - 227 14 - 454 454 50 - 1,387
_% Rural Community Preserve - - - - - - - - - - 3,517 - -
g Coastal Rural - - - - - 1,338 - - - - - - -
& | outerlsland - 2 - - - 55 - - - - - - -

Open Lands 80 - - - - - - - 30 30 - - 1,667

Density Reduction/ Groundwater Resource - - - - - - - 4,742 - - - - 2,101
Conservation Lands Upland - - - - - - - - - - - - -
Wetlands - - - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - - - -
Unincorporated County Total Residential 2,964 4,650 3,962 - 5,982 3,322 24,440 4,750 ——10,035 9,991 3,748 90 6,125
Commercial 326 774 938 - 2,012 288 900 118 1,121 1,121 19 18 72
Industrial 5 198 387 - 566 67 218 215 244 244 4 2 4

Non Regulatory Allocations

Public 3,214 4,898 6,364 - 5,883 4,831 20,267 17,992 10,117 10,117 3,052 653 3,351
Active AG 5 13 5 - - 2,780 35 12,000 90 90 630 4 550
Passive AG 10 - 5 - - 70 50 2,500 250 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 - 211 15,489 1,077 41,028 1,607 1,607 382 1,465 895
Vacant 20 55 220 - 4 2,200 14,804 2,400 —— 1,183 1,227 850 130 1,425
Total 8,221 20,374 14,114 - 14,658 29,047 61,791 81,003 24,649 24,649 10,684 2,362 14,523
Population Distribution (unincorporated Lee County) 14,322 44,132 53,556 - 76,582 13,431 162,245 17,369 110,722 110,722 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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