





























RON DESANTIS CORD BYRD
Governor Secretary of State

March 25, 2024

Honorable Kevin Karnes

Clerk of the Circuit Courts

Lee County

Post Office Box 2469

Fort Myers, Florida 33902-2469

Dear Kevin Karnes:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of Lee County Ordinance No. 24-06, which was filed in this office on March 22, 2024.

Sincerely,

Matthew Hargreaves
Administrative Code and Register Director

MJH/wlh

RECEIVED

By Chris Jagodzinski at 4:53 pm, Mar 25, 2024

R. A. Gray Building ¢ 500 South Bronough Street e Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270


CJagodzinski
Received


STAFF REPORT FOR
CPA2022-00019: CARY+DUKE+POVIA

Privately Initiated Map Amendment to the Lee Plan

Recommendation:
Adopt

Applicant:
Neal Communities of

Southwest Florida, Inc.

Representatives:

Jem Frantz, AICP

RVi Planning + Landscape
Architecture

Property Location:
13230 North River Road

Property Size:
+788.97 Acres

Planning District:
Northeast Lee County

Commiissioner District:
District 5

Hearing Dates:
LPA: 09/25/2023

BoCC #1: 01/17/2024
BoCC #2: 03/20/2024

Attachment(s):

1: Proposed Amendments
2: Applicant Materials

SUMMARY OF AMENDMENTS

e Amend the Lee County Utilities Future Water Service Areas (Lee Plan Map 4-A) to
add property to the Lee County Utilities Future Water Service Area.

e Amend the Lee County Utilities Future Sewer Service Areas (Lee Plan Map 4-B) to
add property to the Lee County Utilities Future Sewer Service Area.

PROJECT LOCATION
The property is located on the south side of North River Road, approximately one mile
east of the intersection of North River Road and SR 31. See Figure 1, below.

Figure 1: Subject Property

RECOMMENDATION

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



PART 1: STAFF REVIEW

CONCURRENT APPLICATION REVIEW

While this request is to add the subject property to Lee County Utilities Future Water and Sewer Service
Areas, the applicant has filed a companion rezoning application (DCI2022-00067) that is being reviewed
concurrently with this plan amendment application. Chapter 163.3184(12), F.S. 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.”

The concurrent rezoning request is to rezone +788.97 acres from Agricultural (AG-2) to Residential
Planned Development (RPD) to allow development of a clustered residential community containing up to
1,099 dwelling units. The proposed amendment would allow the applicant to take advantage of the
density increase allowed by Policy 123.2.17, which grants an additional unit for each acre of Rare and
Unique upland habitat preserved and/or restored. To receive this incentive the developer would need to
preserve and restore Rare and Unique upland habitat by clustering development to maximize open space
and minimize groundwater impacts by connecting to potable water and sewer services. This incentive is
available only to properties within the Rural future land use category. Analysis of DCI2022-00067 shows
that the incentive the applicant would receive is approximately 0.4 dwelling units per acre.

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 SITE AND SURROUNDING PROPERTIES

The subject property is on the south side of North River Road, approximately one mile east of the
intersection of North River Road and State Road 31. The property is currently zoned Agricultural (AG-2)
and consists of passive agriculture uses.

Surrounding properties are primarily passive agriculture and large-lot subdivisions. Immediately west of
the property are the Owl Creek Residential Planned Development and the Babcock Ranch Mixed-use
Planned Development on the south and north sides of North River Road, respectively. Additional
information can be found in Table 1 below.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
MH-1, E MPD f
DR/GR, New Community, , EC, & apprO\{efj or Single-Family
. 1,630 units and 1.17 million . .
North Conservation Lands . ) Residential,
square feet of retail, office, hotel, .
Upland ) Agriculture, & Vacant
and recreation
Single-Family
East Rural AG-2 Residential & Vacant
Single-Family
h Rural & Wetl AG-2
Sout ural & Wetlands G Residential & Vacant
West Rural & Wetlands RPD approved for 380 units Vacant
Staff Report for Final Adoption March 20, 2024
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DISCUSSION AND ANALYSIS: MAP AMENDMENT

Future Land Use Element

The applicant proposes expanding Lee Plan Maps 4-A and 4-B to include the subject property within Lee
County Utility’s future water and sewer service areas.

The Rural future land use category, is described in Policy 1.4.1:

POLICY 1.4.1: The Rural areas are to remain predominantly rural — that is, low density residential,
agricultural uses, and minimal non-residential land uses that are needed to serve the rural community.
Natural resource extraction may be permitted in accordance with Policy 10.1.4. These areas are not to
be programmed to receive urban-type capital improvements, and they can anticipate a continued level
of public services below that of the urban areas. Maximum density in the Rural area is one dwelling
unit per acre (1 du/acre).

The subject property is currently within the Rural future land use category and will remain in that future
land use category. The proposed amendment will not change the allowable use of the subject property.
Policy 1.4.1 provides that “these areas are not to be programmed to receive urban-type capital
improvements,” meaning that a developer may expand, but that residents should not expect
improvements to be programmed through County capital improvement projects. The proposed
amendment is consistent with the existing future land use category.

Development of residential uses under 2.5 dwelling units per acre does not require connection to public
water and sewer service to be consistent with Policy 4.1.1 and Policy 4.1.2, however Lee County Utilities
has indicated that capacity is available to serve the subject property for water and sewer per the
applicant’s request. Based on the current Lee Plan?, the developer would be allowed to develop up to
approximately 788 dwelling units using self-service wells and septic tanks.

The Subject property is within the Agricultural Overlay, as identified on Map 1-G. Policy 1.6.7 describes
the Agricultural Overlay special treatment area. Policy 1.6.7 provides that agricultural uses “should be
protected from the impacts of new developments, and the county should not attempt to alter or curtail
agricultural operations on them merely to satisfy the life-style expectations of non-urban residents.” This
policy is meant to protect existing agricultural uses in non-urban areas from compatibility concerns of
nearby residents. Policy 1.6.7 does not prohibit the conversion of agricultural uses to other uses. Although
Florida Statute 163.3177(6)(a) requires the Lee Plan’s future land use element include the general
distribution and location of land for agriculture, Florida Statute 187.201(22)(b)(1) ensures the goals and
policies in state and regional plans are not interpreted to restrict the conversion of agriculture lands to
other uses. Similar language was deleted from the Lee Plan in Ordinance 21-09 to “remove redundancy
with Florida Statute.”

Objective 2.1 of the Lee Plan states that “Contiguous and compact growth patterns will be promoted to...
contain urban sprawl... [and] conserve land, water, and natural resources...” Implementation of the
proposed amendments will not detract from the distinction between future non-urban areas and future
suburban or future urban areas as envisioned by the Lee Plan. Amendments to the Lee Plan that
encourage both the continued use of the Rural future land use categories in appropriate areas and the
conservation of land, water and natural resources and systems are consistent with Objective 2.1.

1 Lee Plan Policies 1.4.1 and 124.1.1, and Standards 4.1.1 and 4.1.2
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Community Planning Area

The Northeast Lee County Community Plan, Lee Plan Goal 27, provides objectives and policies applicable
to both the Alva and North Olga Community Plan areas in order to “maintain, enhance, and support the
heritage and rural character, natural resources, and agricultural lands” in Northeast Lee County. Objective
27.1 and Policy 27.1.1 of the Lee Plan discuss the need to maintain and enhance the rural character of
Northeast Lee County, including through the use of clustered development in order to conserve “large
areas of open lands.” Additionally Objective 27.2 and Policy 27.2.1 direct applicants to develop and refine
rural planning tools in order to “enhance and maintain Northeast Lee County’s sense of place and provide
for the long-term preservation of large tracts of contiguous natural resource and open space areas.”

The North Olga Community Plan, Lee Plan Goal 29, is to: “Promote and support the unique rural
character, heritage, economy, quality of life, and natural resources in the North Olga Community Plan
area.” Policy 29.2.1 “encourages the design of planned developments to include a mix of unit types and
flexible lot sizes to allow for clustering, affordability, preservation of open space, natural assets and
diversity of choice within the community” [emphasis added]. The proposed areas for preservation of Rare
and Unique Upland Habitats contain two known archeological sites, which were documented as part of a
cultural resource study conducted on the property. The preservation of the Rare and Unique Upland
Habitat would protect these archeological sites. The incentive provided in Policy 123.2.17 would allow for
a form of development that is consistent with the Goals, Objectives, and Policies within the Northeast Lee
County and North Olga Community Plans?.

As previously stated, any proposed rezoning must demonstrate consistency with all Lee Plan
requirements. The applicant held public meetings within the boundaries of both the Alva and North Olga
Community Planning Areas, consistent with Policy 17.3.3. A meeting in the Alva Community Plan area was
held on March 14, 2023, and a meeting in the North Olga Community Plan area was held on June 20, 2023.

Environmental Analysis

The applicant’s Environmental Analysis identified 700.57+ acres of uplands consisting of Pine Flatwoods
(FLUCCS 4119), Live Oak (FLUCCS 4279), Cabbage Palm (FLUCCS 4289), 70.29+ acres of wetlands consisting
of Cabbage Palm, Hydric (4281), and 18.10+ acres of Other Surface Waters (OSW) consisting of Streams
and Waterways (FLUCCS 510). A formal wetland jurisdictional determination was not provided therefore
the upland and wetland acreages provided are subject to review and approval by the applicable State
agency.

The Protected Species Survey provided by the applicant noted observations of adult and juvenile Crested
Caracara, adult and juvenile Sandhill Crane, Snail Kite, Snowy Egret, Tri-colored Heron, Wood Stork, Little
Blue Heron, Juvenile Bald Eagle, American Alligator, and Gopher Tortoise. These species are identified as
protected species per the Lee County Land Development Code and a species management plan will be
required prior to future development per the Land Development Code.

Application materials submitted with the concurrent zoning indicate that the western and eastern
portions of the subject property receive offsite flows that cross the property generally from the north to
the south, towards the Caloosahatchee River. These flows are conveyed through the property by Trout
Creek and a series of man-made drainage ditches that connect to Otter Creek. Otter Creek has been
altered throughout the years as evidenced by historical aerials. Future development should preserve Trout

2 Lee Plan Goal 29, Objective 29.2, 29.2.1
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Creek flowway and ensure that surface water flows are maintained or improved consistent with Lee Plan
Policies 60.4.3, 126.1.1, 126.1.4.

The subject property is within the State adopted Caloosahatchee River Basin Management Action Plan
(BMAP) for Total Nitrogen and Total Phosphorus. The western portion of the property, within the Trout
Creek Waterbody ID (WBID), is within a State adopted Total Maximum Daily Load for Fecal Coliform and
is impaired for Escherichia coli. The eastern portion of the property is within the Otter Creek WBID. The
property outfalls into a portion of the Caloosahatchee River that is within a State adopted Total Maximum
Daily Load for Nitrogen and is impaired for Dissolved Oxygen, Enterococci, Iron, Chlorophyll-a, Total
Nitrogen, and Total Phosphorus. In addition, northern portions of the subject property, abutting North
River Road, are within the 1-year, 5-year, and 10-year Wellfield Protection Zone travel times. Given the
unique surface water and groundwater resources in the immediate area, future development should be
encouraged to use public sanitary sewer in lieu of the 788 septic tanks that could be allowed on the subject
property.

Lee County should recognize expansion of sewer and water to the subject property is appropriate given
the environmental concerns regarding water quality of the Caloosahatchee River®. Recent changes to
Florida Statutes indicate the State’s desire to move toward sanitary sewer in areas within a BMAP. House
Bill 1379, passed in the 2023 legislative session, states that “local governments subject to a basin
management action plan...must provide the department [FDEP] an update on the status of construction
of sanitary sewers to serve such areas.”*

Policy 126.1.4 of the Lee Plan requires development designs must 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 or improve groundwater levels near the subject property., Therefore,
amending the Lee Plan to allow for connection to LCU’s potable water is consistent with Policy 126.1.4.
This is particularly important for the subject property, as the surrounding properties primarily rely on
Sandstone Aquifer for their potable water needs. Conditions may also be required to the concurrent
rezoning request in order to further demonstrate consistency with Policy 126.1.4. This will ensure water
leaving the site is maintained or improved for the protection of the environment.

Transportation Analysis

Analysis of the surrounding roadway network indicates that the increase in density allowed through Policy
123.2.17 causes a segment of State Road 31 to fall below the recommended Level of Service threshold.
This segment of State Road 31 is in the design stage of a widening project according to Florida Department
of Transportation®.

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.”

Public Facilities Impact

3 Florida Department of Environmental Protection, 2022 5-Year Review of the Caloosahatchee River and Estuary
Basin Management Action Plan, December 2022; Lapointe et al., Microbial Source Tracking in Lee County
Waterways, Florida Atlantic University, March 2022.

% Florida House of Representatives, CS/CS/HB 1379: Environmental Protection, March 2022.

5 Florida Department of Transportation, 428917-1, July 2023. https://www.swflroads.com/project/428917-1
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e Fire: The subject property is served by Bayshore Fire Rescue, who has indicated that the property
currently lies outside of five road miles of the subject site.

e Emergency Medical Services: Lee County Emergency Medical Services (EMS) will provide service
to the subject property. Lee County EMS has indicated that they cannot yet sufficiently serve the
entirety of the subject property within the established response time threshold. Development of
an EMS station nearby on State Road 31 is planned to begin in the near future. This is an issue
that would exist with and without the proposed amendments to Maps 4-A and 4-B. Staff
recommends that future zoning action consist of mitigation techniques such as development
phasing in order to ensure that EMS service is adequate for the entire project site at build-out.

e Utilities: The subject property is not currently located within the Lee County Utilities Future
Service Area. Potable water and sanitary sewer lines are not in operation at the vicinity, and thus,
developer-funded system enhancements are required. Potable water service will be provided by
the North Lee County Water Treatment Plant and sanitary sewer service will be provided by the
City of Fort Myers North Water Reclamation Facility. There are no reuse mains within the vicinity.
Lee County Utilities has indicated that there is sufficient capacity to provide service to the subject
property.

e Public Transit: The subject property does not meet applicability standards for LeeTran. The
property is not within one quarter mile of a fixed route corridor, and there is no identified need
for enhanced or additional transit services in the area.

e Schools: The School District of Lee County has determined that capacity is an issue within the
Concurrency Service Area (CSA) at the elementary school level; however, capacity is available
within the adjacent CSA.

e Police: The Lee County Sheriff’s Office will serve the subject property and has indicated that
service can be provided to the subject property. Law enforcement will be provided from the North
District offices in North Fort Myers. The Sheriff’s Office requests a Crime Prevention Through
Environmental Design report at time of Development Order.

e Solid Waste: Lee County Solid Waste is capable of providing solid waste collection service to the
subject property. Service will be provided through franchised hauling contractors, with disposal
of waste accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill.

CONCLUSIONS

The proposed amendment will extend Lee County Utilities Future Water and Sewer Service Areas to the
approximately 788 acre subject site. Inclusion of the subject property on Maps 4-A and 4-B allows
developer funded expansion of sewer and water service. While the Lee Plan states that areas within the
Rural future land use category are not to be programmed to receive urban-type capital improvements, it
does not say that utilities may not be extended to Rural areas through developer funded improvements.
It is acknowledged that the availability of water and sewer could result in an increase of density of
approximately 0.4 units per acre in exchange for preserving and restoring Rare and Unique upland habitat
by clustering development to maximizing open space and minimizing groundwater impacts.

This request is consistent with the Lee Plan by protecting aquifer water levels by reducing reliance on
private well and septic systems. The request is also consistent with new direction from the State to expand
sewer service to areas under a Basin Management Action Plan. It would be inconsistent with direction
from the State to deny the applicant’s request to provide services to the subject property. In summary,

Staff Report for Final Adoption March 20, 2024
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e The proposed amendments are consistent with the future land use category and surrounding
property uses.

e The proposed amendments promote the use of sanitary sewer in BMAP areas, consistent with
state statutes.

e The proposed amendments will allow for a form of development consistent with the Objectives
and Policies of Goal 27 and Goal 29 of the Lee Plan.

e The proposed amendment helps to ensure area groundwater levels will be maintained at or above
existing levels, consistent with the Lee Plan.

Staff recommends that the Board of County Commissioners transmit the proposed amendment as shown
in Amendment 1.
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PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: September 25, 2023

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments,
subject property, impact analysis, surrounding uses, consistency with the Lee Plan, and concurrent
rezoning.

During the applicant’s presentation members of the LPA asked about the process from this point to
the beginning of construction, the cost of utility expansion, and who would be responsible for
extending water and sewer lines.

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

Members of the LPA asked staff whether input from required community meetings was considered,
the scope of the decision before the LPA, transportation concurrency, availability of emergency
medical service, archaeological sites on the property, availability of fire services, availability of public
transit, which water and sewer treatment plant locations will provide those respective services,
whether service was contiguous to the site, whether the proposal met the goals of the community
plan area, protected species, and stormwater management.

There were 53 members of the public who made comments on the proposed amendment. Public
comments primarily expressed concerns over traffic, lack of infrastructure, increased density,
inconsistency with existing character of the surrounding area, and forced connections to sewer and
water services.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners transmit CPA2022-
00019. The motion failed 3 to 2.

RAYMOND BLACKSMITH ABSENT
KEITH DEAN NAY
DUSTIN GARDNER NAY
DAWN RUSSELL NAY
DON SCHROTENBOER ABSENT
STAN STOUDER AYE
HENRY ZUBA AYE

C. STAFF RECOMENDATION
Staff recommends that the Board of County Commissioners transmit the amendments to the Lee Plan
as provided in Attachment 1.
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PART 3
BOARD OF COUNTY COMMISSIONERS
TRANSMITTAL HEARING

DATE OF PUBLIC HEARING: January 17, 2024

A. BOARD REVIEW
Staff provided a presentation for the proposed amendment, which included the purpose of the
proposed amendments, anticipated impacts of the amendments, consistency with the Lee Plan, and
staff recommendation. Board members asked staff questions regarding the reasoning for staff’s
recommendation, and clarification on the process for approval.

The applicant’s representatives provided a presentation to the BoCC, which included details about the
requested Comprehensive Plan Amendment and the anticipated conceptual site plan for the
proposed development. Members of the BoCC asked the applicant about the proposed density,
environmental impacts, and infrastructure improvements.

Approximately sixty-five (65) members of the public provided public comment on the proposed
amendment, four (4) of whom supported the amendment. Public comments included concern over
traffic, the ability of emergency service vehicles to respond to the site, constructing the utility line
under the river, general incompatibility with the neighboring very low-density residential uses and a
belief that septic systems are better for the environment than public utilities.

At the conclusion of public comment, the applicant responded to the public concerns.

The Board then inquired about the financial responsibility of the long-term maintenance of the
infrastructure the applicant would be providing to the county, the location of the line, whether
running the utilities line under the river was common practice, the process to detect leaks, and EMS
availability on the site.

B. BOARD ACTION
A motion was made to transmit CPA2022-00019 as recommended by staff. The motion passed 5 to 0.

VOTE:
MIKE GREENWELL AYE
BRIAN HAMMAN AYE
CECIL L. PENDERGRASS AYE
KEVIN RUANE AYE
RAY SANDELLI AYE
Staff Report for Final Adoption March 20, 2024
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PART 4
STATE REVIEWING AGENCIES’
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS

Comments from the State Reviewing Agencies were due to Lee County by February 23, 2024.

A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS:
Lee County received responses from the following review agencies addressing the transmitted
amendment:

e FloridaCommerce,

e Florida Department of Transportation (FDOT),

o Florida Fish and Wildlife Conservation Commission (FWC), and
e Florida Department of Environmental Protection (FDEP)

The responding state agencies had no objections, recommendations, or comments on the transmitted
amendment.

B. STAFF RECOMMENDATION
Staff recommends that the Board of County Commissioners adopt the amendments to the Lee Plan
as transmitted and as provided in Attachment 1.
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PART 5
BOARD OF COUNTY COMMISSIONERS
ADOPTION HEARING

DATE OF PUBLIC HEARING: March 20, 2024

A. BOARD REVIEW:
Staff provided a brief presentation for the proposed amendment which included an overview of the
proposed amendment, BoCC action at the Transmittal Hearing, a summary of State Agency reviews,
and staff recommendation.

17 members of the public provided comments concerning the proposed amendments. Members of
the public who spoke against the amendments were concerned with compatibility with surrounding
agricultural uses, impacts to wildlife, availability of services, and effectiveness of public sewage
systems.

Following public input, the applicant’s representatives responded to the concerns of the public.
Members of the BoCC discussed consistency with the Lee Plan, requirements of state statutes,
concerns of health, safety, and welfare regarding septic systems, and responses from State Reviewing

Agencies.

B. BOARD ACTION:
A motion was made to adopt CPA2022-00019 as recommended by staff. The motion passed 5 to 0.

VOTE:
MIKE GREENWELL AYE
BRIAN HAMMAN AYE
CECIL PENDERGRASS AYE
KEVIN RUANE AYE
RAY SANDELLI AYE
Staff Report for Final Adoption March 20, 2024
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ATTACHMENT 1

> Map 4-A
» Map 4-B



CPA2022-00019 Future Water Service Areas

&) Proposed Future Water Service Areas
Iy Lee Cy,%,fmy &m=t) Existing Future Water Service Areas g 1 gOO 2 300

Map Generated: September 2023 s Feet


























































































CONSERVATION
LANDS UPLANDS

NEW
COMMUNITY

N RIVER'RD

k]
X
E

=
c
g
>

2,
o
o

=

=
=

o
o

-
S

o
&
®

Q
o)

o

X

=

©
=
ic

L
[23

o

>

=

(2]

o

o

=

=

]

<

=

o

o

w

=

7

<C

@

<

2

DUKE.HWY.

AT G RV

cALOO ~ WET-

o SUBURBAN

SolincedEsiifMaxariGeoEyetEanthstaniGeographicsRENESIA BUSIDSHUS DAY
USGSTAeToGRIPAIGNFandithelGISIUsedE€omminity

Document Path: WFLBON\Projects\2022\22001300 - Cary Duke CPA & PD (Neal Comm

CARY + DUKE + POVIA CPA/PDs CURRENT FUTURE
9 Lee County, FL LAND USE MAP

4 4 Subject Bounda - Conservalion Lands Upland Public Facilities
10401 Highland Manor Dr. | B Date: 12/1/2022 ! 4 v

ey ® 22001300 — Snnioriane I — ol
- s & NS eduction/Grounawater Resource uburban
el a1ga4 0ang & Neal Communites SWFL Inc.

www.rviplanning com - New Community - Wetlands




=
@
.
<
(1]
Q
<l
o
5]
et
5
E
g
3
(8]
o
-
=
o
Fest
5
2
a
>
=
w©
=
s
w
(=]
x
=
ot
o
o
=
=
o
Z
=
o
o]
o
=z
&
<
[}
=+
o
o

SelirceREsnifNaxaGe e EyeREanhstafdCevgrapnicsIGMES Al D SRS HAS
USSs, Aar@RID), (e, an e €S Uker Commivmiy

Document Path: WFLBON\Projects\2022\2200 1300 - Cary Duke CPA & PD (Neal Commr

Iq\’i CARY DUKE CPA/PD+CURRENT WATER SERVICE AREA MAP 0—6252—

¥ Lee County, FL Subject Boundary
10401 Highlznd Manor or | I Dale: 12/5/2022 Iy & e Water Service Area
2
Sle sy # 22001300

Tampa FL 33610
il & Neal Communites SWFL Inc.
www. rviplanning.




©
L
<
Q
2
e
O
0
e
k]
=
o
o
w
o
o
g
o
o
X
3
a
[
0
o
o
fal
x
=
©
=
i
w
o
x
=
o
G}
o~
=
z
o
=
<
=
I
O
L
=
w
w
<<
o
<
2

o

: f-'-Dl"J'i{E-HWY

i

Souress B3, Meven, CeoEye;, Eennster Ceogrpiiss, CNESATbUS BS, USDA,
USES, Asm@RID; IGH, anel{ie @S User Commumiy

Document Path: WFLBONProjects\2022\22001300 - Cary Duke CPA & PD (Neal Comn

1,300

R\, - CARY + DUKE + POVIA CPA/PD* PROPOSED WATER
I © 9 Lee County, FL Subject Boundary SERVICE AREA MAP

10401 Highland Manor Dr B Date: 12/1/2022 [ Future Water Service Area
Suile 220 2
Tampa, FL 33610 : # 22001300
Tel: 13 443.8262 :
! f\'lPlEﬂn'ngCUlll

subject lo

& Neal Communites | ‘ Sty




=
[
o
<
[
£
c
[
w0
s
z
[
w
|5
E
=
(5}
o
=
3
a
g
©
Q
w
(o]
x
=
w
£
L
[’d
a
>
=
@
o
o
=]
=
9
g
=
o
e}
w
=
w
w
<
m
3

Sonee: B85 Mever CeslEye, Eainskr Ceogrepihics, CNESATHS BS, USBA,
USES, AeCRID, (G, anel e @IS User Commumisy

Document Path: WFLBON\Projects\2022122001300 - Cary Duke CPA & PD (Neal Comm

RVi CARY DUKE CPA/PD- CURRENT SEWER SERVICE AREA MA

9 Lee County, FL Subject Boundary
10401 Highland Manor Dr. . Date: 11/29/2022 - FHINS Sower Sebee

Suite 220 :
Tampa, FL 23610 : # 22001300

Tel: 813.443 8282 Y ;
W ApIAnAInG com 5 Neal Communites SW FL Inc.




AN-RIVER! RD
J:. ¥ o - ; ¥ 4

\04 BASE INFORMATION\02 GIS\MXDs\Final MXDs\Cary Duke Proposed Sewer Service Area

e

""ﬁfDUKE-HWY

Soes: B8, Meven, CealEye, Beisiker Ceogrplies; CNES/Alus BS, USBA,
USEE, AsmCRID), [Eh, emel he @S Usar Community

E
E
53
o
™
o
Z
(o]
a
3
&
(3]
¢
S
[=]
e
©
(&)
'
o
S
~”
o
=)
&
o
o
o
o
5
o
8
Q
2
<)
o
a
=z
o]
@
i
L
=
e
©
a
=
@
=
3
3
<3
[a]

1,250 2,500

fi  CARY+DUKE + POVIACPA/PD PROPOSED SEWER (st
'2\ I |9 Lee County, FL Subject Boundary SERV' CE ARE A M AP
10401 Highland Manor Dr B Date: 12/1/2022 - Future Sewer Service Area :

%:::T:;'ZSL 32610 . # 22001300

T 219445 8002 ;& Neal Communites SWFL Inc.
\'v'\'\".’n'_l'Wp'Bﬂﬂlﬂ_\] com :













N RIVER RD

o
x
£

=
[0
=
=

8
o
5]

=
o
c

=
o

N
o

=
=

(a]
Ficy
3

i

=
7]

a

=

=
=

a

0]

o

2

=

2]

=

<
=

o

O

w

Z

L

w

<

2]
=

=

DUKE HWY

Document Path: WFLBONProjects\2022\22001300 - Cary Duke CPA & PD (Neal Comrr

- CARY DUKE CPA/PD<CURRENT ZONING MAP 0—23—
I?\,I 9 Lee County, FL subject Boundary [l AG-2 | MH-2 | | Rs1 I Rs5
10401 Highland Manar Dr B Date: 10/19/2022 - C-1A - MPD | ' RS-2 TFC-2
Tampa. L 33610 P ' g0t B cro [0 R D Rs-3 5

Tel B13.44 2 g
www. rviplanning.com & Neal Communites SW FLInc. I MH-1 - RPD - RS-4









































































\04 BASE INFORMATION'02 GIS\MXDs\Final MXDs\Cary Duke - Aerial Map.mxd

£
E
S
(&)
®
@
=
(=]
a
o5
S
o
(4]
-
=
a
fied
@
Q
.
o
o
3
i
o
§
o~
o
o
7
o
i
o
o
o
z
(e}
a
g |
i
=
£
©
o
=
c
o
E
3
Q
s
o

CARY + DUKE + POVIA CPA/PD+ AERIAL MAP

9 Lee County, FL Subject Boundary
10401 Hightand Manor or 1 Date: 12/1/2022

Suite 220 .
Tampa, FL 33610 : # 22001300

Tel. 813.443 8282 : .
W rviplanning com : & Neal Communites SW FL Inc.















































































































































































———

Flowing Wells

‘:A

- .1L e

unw su* sl
<& . ,
ALl

amme sy a v e ®
avaw ¥ e«

e

a_—

¥, " ua

MENVIROMMENTAL ASSESSHENTAF IGURESAE XHIBIT 7 _OUAD_SHEET.MxD - 3/51/2023 @ 2 |7 LB PM

\20Z2\22NCCI903NE

E NOTES:
LEGEND DIGITAL RASTER GRAPHIC USGS
TOPGGRAPHIC QUADRANGLES WERE
a CARY + DUKE + Povia RPD ACQUIRED FROM THE LAND BOUNDARY
— ——— 4 INFORMATION SYSTEM (LABINS) WEBSITE
JULY 2007
[ e ——
1,500
DRAWNBY DATE
TS., R.FE. 3/7/23
EXHIBIT 7. QUAD SHEET WEVED DY DATE p ASSARELLA
C.R. 3/7/23 Comsults A :
CARY + DUKE + POVIA RPD e — oA o & ASSOCIATES ¢
















_Kf‘tEiR:

e County
orporated Areas

e et il s 'h-i-!! t—MW%

00911-00 E1201 - TOPO MAP.DWG
May 24, 2023

FEMA FLOOD MAP
CARY+DUKE+POVIA


































Middle School 0.071 78

High School 0.077 85
Total 327

Several construction projects in the next five years will ensure available seat capacity is met.
Additionally, the 2022 Concurrency Report notes that contiguous districts may provide
capacity when capacity in the project's District is not available.

Programmed Improvements/Expansions

Two facilities are programmed to be opened in the East Zone. The 2022 Concurrency Report
estimates that the completion of Elementary School “J,” and the expansion of Lehigh Acres
Middle School will provide additional seats for the 2023-24 school year.

Letter of Availability

The capacity analysis above demonstrates that adequate capacity exists to accommodate
the proposed development. Additionally, the School District has provided the enclosed letter
confirming the availability of seats (Exhibit M17).

Exhibits M14 & M16
Cary+Duke+Povia Lee Plan Map Amendment
Page 5 of 5




























































FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 0273 - SR-31,202' NORTH OF FOXHILL ROAD,LEE CO.

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2021 11660 C N 5685 s 5965 9.50 52..30 21210
2020 9182 C N 4508 S 4674 9.50 52.. 70 23.40
2019 9292 C N 4645 S 4647 9.50 52,10 25.30
2018 7959 C N 4032 8 3927 9.50 54.10 26.80
2017 7337 C N 3712 S 3625 9.50 53.40 28.20
2016 6620 C N 3338 S 3282 9.50 53,90 26.60
2015 5216 C N 2618 s 2598 9.50 55.60 28.00
2014 4653 C N 2325 5 2328 9.50 55.60 27.00
2013 41985 C N 2099 S 2096 9.50 5590 29.00
2012 4217 C N 2149 S 2068 9.50 56.40 26.90
2011 4126 C N 2094 s 2032 9.50 55,10 25.60
2010 4034 C N 2041 S 1993 9. 79 54.46 26.00
2009 3964 C N 1994 S 1870 9.81 52.26 25..10
2008 4232 C N 2124 S 2108 9.88 55,33 2350
2007 6039 C N 3027 S 3012 10.85 51.84 43.50
2006 5118 € N 2850 5 2869 10.95 51.84 43.50
AADT FLAGS: COMPUTED; E = MANUAL ESTIMATIE; F = FIRST YEAR ESTIMATE

C =
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 1001 - SR 31, SOUTH OF CR 78/NORTH RIVER ROAD (LC393)

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2021 16000 C N 8000 5 8000 9.50 52.80 23,30
2020 11000 C N 5500 S 5500 9.50 53,70 23.40
2019 11000 C N 5500 ] 5500 9.50 54.00 25.30
2018 9400 C N 4700 s 4700 9.50 55.20 26.90
2017 8800 C N 4500 S 4300 9.50 54.40 20.20
2016 8600 F N 4200 S 4400 9.50 57.70 20.20
2015 7800 C N 3800 s 4000 9.50 57.50 20.20
2014 7200 F N 3600 S 3600 9.50 56.80 20.50
2013 7000 C N 3500 S 3500 9.50 56.50 20.50
2012 7500 C N 3800 S 3700 9.50 54.20 22.60
2011 7300 F N 3700 S 3600 9.50 56,20 17.60
2010 7300 C N 3700 S 3600 991 56.34 17.60
2009 7100 C N 3600 <] 3500 9.98 55.90 18.70
2008 7700 C N 3200 S 3800 1016 57.01 23550
2007 9200 C N 4600 S 4600 10.16 54.76 32.60
2006 11100 C N 5500 s 5600 §.81 55.'95 43.90

AADT FLAGS: COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

C =
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 0030 - SR 31, NORTH OF SR 80/PALM BEACH BOULEVARD LC391

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2021 15900 C N 7900 s 8000 9.00 52.80 14.20
2020 13800 C N 6600 S 7200 9.00 53.70 17.80
2019 13500 C N 6600 S 6900 9.00 54.00 20.80
2018 11500 © N 5600 s 5900 9.00 55.20 18.60
2017 11200 C N 5500 S 5700 9.00 54.40 19.00
2016 11100 F N 5500 ] 5600 9.00 57.70 12.50
2015 10100 C N 5000 S 5100 9.00 57.50 12.50
2014 8700 F N 4300 5 4400 9.00 56.80 14.90
2013 8500 C N 4200 S 4300 9.00 56.50 14.90
2012 8700 C N 4400 S 4300 9.00 54.20 13.80
2011 8500 F N 4200 S 4300 9.00 56.20 13.70
2010 8500 C N 4200 S 4300 9591 56.34 13.70
2009 7800 C N 3800 2] 4000 9.98 55.90 13.40
2008 8500 C N 4200 S 4300 10.18 57,01 12.80
2007 8700 C N 4300 S 4400 10.16 54.76 10.80
2006 12500 C N 6100 3 6400 10.23 54.38 33.20
AADT FLAGS: COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

G =
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FQURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



COUNTY:
SITE:

YEAR
2021
2020
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
20006

12 - LEE

-~
w
o
o
QOO OO"mOEOQ0000

AARDT FLAGS:

*K FACTOR:

FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT

1002 - SR 78/BAYSHORE ROAD, SCUTHWEST OF SR 31

DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
E 6400 W 6000 9.00 52.80 21.80
E 5700 W 5300 9.00 53.70 18.90
E 5500 W 5100 9.00 54.00 22.00
E 5000 W 4600 9.00 55.20 21.60
E 4600 W 4600 9.00 54.40 13.00
E 4300 W 4300 9.00 57.T0 13.00
E 3900 W 3900 9.00 57.50 13.00
E 3700 W 3600 9.00 56.80 14.00
E 3600 w 3500 9.00 56.50 14.00
E 3800 W 3700 9.00 54.20 16.40
E 3500 W 3300 9.00 56.20 14.90
E 3500 W 3300 .91 56.34 14.90
E 3500 w 3400 9.98 55.90 17.00
E 3800 W 3700 10.16 57.01 19.30
E 4300 W 4100 10.16 54.76 23.30
E 4300 W 4100 10.23 5438 21.60

C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE

V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN
STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES



FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 6005 - SR B0/PALM BEACH BLVD, 0.25 MI W OF SR 31. PTMS 104, LCPR 05

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2021 34000 T 0 0 9.00 52.80 11.70
2020 33500 s 0 0 9.00 53.70 11.50
2019 35000 F 0 0 9.00 54.00 12.30
2018 35091 € 0 0 9.00 64.90 12.60
2017 34000 F 0 0 9.00 64.90 11310
201¢€ 32970 C E 16326 W 16644 9.00 64.90 10.40
2015 30167 C E 14945 W 15222 9.00 63.20 11.00
2014 27785 C E 13885 W 13900 9.00 62.60 5.90
2013 26228 C E 12981 W 13247 9.00 61.80 9.50
2012 25563 C E 12791 W 12772 9.00 61.60 10.80
2011 26888 C E 13397 W 13491 9.00 61.60 12.40
2010 26743 C E 13334 W 13409 9.89 61.01 8.90
2009 25938 C E 12914 W 13025 9.90 62.73 9.60
2008 26004 C E 12509 W 13095 10.24 63.18 9,20

AADT FLAGS: C
S

COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE

SECOND YEAR ESTIMATE T = THIRD YEAR ESTIMATE; R = FOQURTH YEAR ESTIMATE
FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES

I



FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2021 HISTORICAL AADT REPORT

COUNTY: 12 - LEE

SITE: 0085 - SR 80/PALM BEACH BLVD, EAST OF SR 31 LC360

YEAR BADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2021 43000 C E 21500 W 21500 9.00 52.80 7.50
2020 36500 C E 18000 W 18500 9.00 53.70 8.30
2019 36500 C E 18000 W 18500 9.00 54.00 9.00
2018 33500 C E 16500 W 17000 9.00 55.20 9.30
2017 33500 C E 16500 W 17000 9.00 54.40 8.50
2016 35000 C E 17500 W 17500 9.00 57.70 8.20
2015 32000 C E 16000 W 16000 9.00 5%+50 9.00
2014 29500 s E 15000 W 14500 9.00 56.80 9.20
2013 28500 F E 14500 W 14000 9.00 56.50 o
2012 28500 C E 14500 W 14000 9.00 54.20 9.20
2011 29500 F E 14500 W 15000 9.00 56.20 9.40
2010 29500 C E 14500 W 15000 8:9Y 56.34 9.40
2009 29500 C E 14500 W 15000 9.98 55.90 9.50
2008 30000 C E 15000 W 15000 10.16 57,01 8.10
2007 34000 C E 17000 W 17000 10.16 54.76 8.50
2006 36000 C E 18000 W 18000 1023 54,38 11.00

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES
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River mitigate the potential impacts to water quality from development in the area. The potential for
numerous wells on the property would be contrary to intent of protecting aquifers in the Lee Plan.

The proposed extension of water and sewer services will support development of the property in a
manner consistent with the Lee Plan as recently amended in Lee Plan Policy 123.2.17, to ensure
demand for housing is accommodated while providing significant environmental preservation in the
form of 60 percent open space, 50 percent wetland preservation, and 420 acres of preserves,
including over including over 300 acres of Rare and Unique Upland habitat restoration. The plan also
provides for the protection of the Trout Creek flowway through the Property and provides floodplain
mitigation. The compact development also serves to protect the rural character and natural
viewsheds through large buffers and setbacks along an arterial roadway.

The proposed Lee Plan Map Amendment furthers the intent of the Lee Plan and represents an
opportunity to continue previously approved privately funded expansion of water and sewer services
within the North Olga Community. This amendment provides protection to the environment and
benefits the public health safety and welfare of existing and future residents, at no cost to the County.

For these reasons, the Applicant respectfully requests approval of this Lee Plan Map Amendment
as proposed.

Exhibit M19
Cary+Duke+Povia Lee Plan Map Amendment
Page 3 of 3















The extension of water and sewer services to the Property will help to mitigate the risk of
wildland fire to homes by providing access to water lines in an area that does not currently
have infrastructure in place. Other development characteristics detailed in the companion
rezoning request will ensure the use of buffers to vegetated areas, compliance with current
building codes, and the use of native vegetation in landscaping.

Exhibit M20 — Community Plan Requirements
Cary+Duke+Povia Lee Plan Map Amendment
Page 4 of 4






Dwelling types,

Pricing,

Density,

Sizes,

Architectural style,

Whether the project would be gated,

If there would be a CDD, and

Whether sidewalks are proposed.

How streetlights would protect rural character.

The anticipated buildout timeframe.

The size and location of the largest contiguous preserve area.

Whether the development would be combined with the Owl Creek development to the

west.

Whether fill dirt is needed.

e How utilities would be routed to the development.

e Questions about how additional density is generated and whether density would be
increased in the future.

O 0 0O0O0OCO0CO

The Applicant offered to provide tours of Neal Communities other developments and attendees
were provided contact information and if there were any other questions. It was also noted that
the Applicant would continue to attend meetings in North Olga throughout the application process.

Following the discussion and public comment, the Applicant thanked the attendees and provided
contact information. The Applicant's presentation was concluded at approximately 7:00 p.m.

2" Advertised Meeting

Since the N. Olga Planning Panel holds meetings outside of the North Olga boundary, a second
advertised meeting was held at the Cracker Shack Cafe, 18672 SR 31, North Fort Myers, FL
33920, at 11:00 a.m., on Tuesday, June 20, 2023. The meeting notice was published in the News-
Press on June 10, 2023. The Affidavit of Publication is attached as Exhibit A.

The list of participants is attached as Exhibit B and demonstrates approximately 59 attendees
were present at the meeting in addition to the consultant team.

Jeremy Frantz, AICP, with RVi Planning + Landscape Architecture, Brandon Frey, P.E., with JR
Evans Engineering, Yury Bykau, P.E., with TR Transportation, Shane Johnson, with Passarella
and Associates, and Jack Weber, Ivory Matthews, Katie Rhyne and Dan Ciesielski, with Neal
Communities of Southwest Florida, introduced the project, and presented three exhibits which
included an Aerial, and illustrative examples of similar developments, which are attached as
Exhibit C, and an MCP, which is attached as Exhibit E.

The Applicant explained the proposed development will include 1,099 single-family and two-family
dwelling units, for a maximum density of 1.39 units per acre, and 423 acres of preserves. The
Master Concept Plan was also displayed and proposed uses, access points, open space and
restoration plan, and project perimeter setbacks were also discussed. After the presentation the
Applicant opened the floor for attendees to ask questions and make comments.

Questions and comments raised from attendees included the following topics:
» How access would be provided to the property.

RVi Planning + Landscape Architecture
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