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SUMMARY SHEET
CPA2022-000017 & CPA2022-00018 — CALOOSA 80
TRANSMITTAL HEARING

PROPOSED AMENDMENTS:

e Amend the Future Land Use Map designation on #92.7 acres of the +192.3-acre site from
Rural to Sub-Outlying Suburban.

e Amend Lee County Future Utilities Future Water Service Area Map 4A and Future Sanitary
Sewer Service Area Map 4B to include the entire £192.3-acre site.

e Amend Table 1(b) to increase residential acreage for the Sub-Outlying Suburban future land
use category in District 1, Northeast Lee County.

The requested amendments could allow for the development of the property as a recreational
vehicle park with a maximum of 650 recreation vehicle lots (maximum of 350 transient limited
to the Urban Community future land use category), up to 30,000 square feet of commercial retail,
accessory uses, and associated infrastructure.

LPA PUBLIC HEARING:

The LPA discussed the proposed amendments and various merits of the case, including density,
community character, buffer requirements, open space, EMS transport, differences between RV
and mobile home parks, water and sewer extensions, and the previously approved zoning action.

LPA PUBLIC INPUT:

Five members of the public addressed the Local Planning Agency concerning the proposed
amendments. The public expressed concern that the proposed amendments would impact rural
character in Alva, impact wildlife, allow commercial development along Palm Beach Boulevard -
outside of the “Rural Village,” allow for increased number of RV lots, and impact EMS response
time. All members of the public that spoke were opposed to the requested amendments.

LPA MOTION:
A motion was made to recommend that the Board of County Commissioners transmit CPA2023-
00017 and CPA2023-00018 as recommended by staff. The motion passed 6 to 0.

RAYMOND BLACKSMITH AYE
JENNIFER SAPEN ABSENT
DUSTIN GARDNER AYE
DAWN RUSSELL AYE
DON SCHROTENBOER AYE
STAN STOUDER AYE
HENRY ZUBA AYE

STAFF RECOMMENDATION:
Staff recommends that the BoCC transmit the proposed amendment as provided in Attachment
1.
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STAFF REPORT FOR CALOOSA 80:
CPA2022-00017 & CPA2022-00018

Lee County

Map and Text Amendments to the Lee Plan Southuest Forite
REQUEST
Recommendation: e Amend the Future Land Use Map designation on £92.7 acres of the £192.3-acre site
Transmit from Rural to Sub-Outlying Suburban.
e Amend Lee County Future Utilities Future Water Service Area Map 4A and Future
Applicant: Sanitary Sewer Service Area Map 4B to include the entire £192.3-acre site.

Caloosa 80, LLP e Amend Table 1(b) to increase residential acreage for the Sub-Outlying Suburban

future land use category in District 1, Northeast Lee County.
Representative:
Alexis V. Crespo, AICP SUMMARY

The requested amendments could allow for the development of the property as a
Property Location: recreational vehicle park with a maximum 756 recreational vehicle lots. However, as
18910 Palm Beach Blvd. required by Policy 28.2.2 the applicant has submitted a concurrent rezoning to Mixed-
19190 Palm Beach Blvd. Use Planned Development (DCI2022-00062) for the development of 650 recreation
Fort Myers, FL 33920 vehicle lots (maximum of 350 transient units, limited to the Urban Community future
land use category), up to 30,000 square feet of commercial retail, accessory uses, and
Property Size: associated infrastructure.

+192.3 acres

e PROJECT LOCATION

Planning District: The subject property is located on south side of Palm Beach Boulevard (SR 80) east of

Notieset Lye Cogy Bateman Road and approximately 0.75 miles west of Goggin Road.

Commissioner District:
District #5

Hearing Dates:
LPA: 04/22/2024

BoCC #1: TBD
BoCC #2: TBD

Attachments:
1: Proposed Amendments
2: Applicant Materials

A

Figure 1: Subject Property with FLUM Amendment area identified by cross hatch.

RECOMMENDATION

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




PART 1
STAFF DISCUSSION AND ANALYSIS

CONCURRENT REZONING APPLICATION

Florida Statute 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.” 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 is located on south side of SR 80 immediately east of Bateman Road and
approximately 0.75 miles west of Goggin Road. The property is located in the Northeast Lee County and
Alva Community Plan Areas on Map 2-A and the Rural and Urban Community future land use category on
the Future Land Use Map.

The subject property consists of three parcels, totaling 192.3 acres. A single parcel, approximately 99.6
acres is in the Urban Community future land use category at the intersection of SR 80 and Bateman Road.
There are also two adjoining parcels directly to the east in the Rural future land use category totaling
approximately 92.7 acres. The maximum allowable density that could be permitted consistent with the
current Future Land Use Map is 664 dwelling units.

The subject property was rezoned to RVPD in 2009 by Resolution Number Z-09-042. This rezoning allowed
the development of up to 417 recreational vehicle sites (121 transient and 296 non-transient), an on-site
sewage treatment plant, and limited commercial uses. The property has not been developed and is
currently used as pasture.

SURROUNDING PROPERTIES

North

Directly to the north of the subject property is SR 80, a state-maintained multi-laned arterial roadway.
Parcels to the north of SR 80 are zoned Agricultural (AG-2) and are in the Rural future land use category.
Development consists of large lot single-family residences, vacant lands, and a small Commercial Planned
Development (CPD), operating as a restaurant. Syngenta Plants, a large commercial plant nursery, is
across SR 80 to the northeast of the subject property.

South

Parcels to the south are in the Urban Community and Rural future land use categories and are zoned
Agricultural (AG-2). Development consists of single-family residences on varying parcel sizes concentrated
near the southeastern portion of the subject property. Further to the south are larger vacant parcels and
the Oaks of Alva, an unrecorded plat within the Rural and Outlying Suburban future land use categories.

West

West of the subject property is Bateman Road, a County-maintained local roadway. West of Bateman
Road is Hickey’s Creek Mitigation Park which is zoned Environmentally Critical (EC) and is in the
Conservation Land future land use category. Hickey’s Creek Mitigation Park consists of 862 acres around
Hickey’s Creek and supports a variety of plant and wildlife. The Mitigation Park was established by the



Florida Fish and Wildlife Conservation Commission and Lee County to mitigate for gopher tortoise habitat.
Also to the west, along SR 80 are single-family residential and minor commercial developments such as
the Alva Village Market, and Southwest Florida RV Service.

East

Lands to the east of the subject property are in the Rural future land use category and are zoned
Agricultural (AG-2). A retention pond to support SR 80 and single-family residential uses abut the eastern
property line. Development to the east is predominantly single-family residential near the subject
property and transitions to large vacant parcels along SR 80 further away from the subject property. The
Calvary International Church is 0.33 miles to the east.

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

Future Land Use Categories

The applicant is requesting to amend the future land use category on the eastern £92.7 acres of the
+192.3-acre site from Rural to Sub-Outlying Suburban as shown in Attachment 1. The policies describing
the existing and proposed future land use categories are provided below:

POLICY 1.4.1: The Rural future land use category are areas that 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 future land use category is one dwelling unit per acre (1
du/acre). See Policy 123.2.17 for a potential density incentive resulting from preservation and/or
restoration of Rare and Unique Upland Habitat.

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.

The primary differences between the existing and proposed future land use categories are the allowable
density and the requirement that commercial uses within the Rural future land use category are to serve
the rural community they are located within.

Policy 1.4.1 of the Lee Plan describes the Rural future land use designation as “low density residential,
agricultural uses, and minimal non-residential land uses that are need to serve the rural community.” It
also states that these lands “are not to be programmed to receive urban-type capital improvements.” The
subject property contains significant frontage on SR 80, a state-maintained arterial roadway that links
US41 in Fort Myers to State Road A1A in Palm Beach County with an annual average daily traffic volume
of 27,000 vehicles according to the Florida Department of Transportation (FDOT). It is also important to
note that the western 99.6 acres of the site, as well as adjacent areas to the west are designated Urban
Community on the Future Land Use Map (1-A). The Rural future land use category adjacent to the Urban
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Community future land use category represents an abrupt change from a future urban area to a future
rural area. The proposed amendment provides a transition between low density Rural future land use
category and the higher density Urban Community future land use category.

Policy 1.1.11 states the Sub-Outlying Suburban future land uses category is intended for “areas where
higher densities would be incompatible or where there is a desire to retain a low-density community
character.” In addition, industrial uses are prohibited in the Sub-Outlying Suburban future land use
category. The Sub-Outlying Suburban future land use category is well suited as a transitional category in
locations where the community vision includes retaining low-density community character such as the
Alva Community Plan Area.

Agriculture Overlay

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.”

Growth Management

Objective 2.1 promotes contiguous growth patterns to contain urban sprawl and conserve land. This
objective prevents development patterns where large tracts of land are by-passed in favor of more distant
lands further from services. Over half of the subject property (99.6 acres of 192.3 acres) is currently in the
Urban Community future land use category which is a future urban area as defined by the Lee Plan. The
applicant is requesting to amend the Future Land Use Map to change the remaining 92.7 acres to Sub-
Outlying Suburban which is considered a future suburban area. This will provide a transition to the rural
areas further to the east of the subject property. The request is consistent with Objective 2.1.

Objective 2.2 directs new growth to future urban areas where adequate public facilities exist or are
assured and where compact and contiguous development can be created. The parcels subject to the land
use designation change are adjacent to lands in the Urban Community future land use and have been
previously rezoned to RVPD. The western 99.6 acres is currently in the Florida Gulf Utility Authority’s
(FGUA) future sewer service area, although no utility infrastructure currently exist on site. In addition to
the proposed future land use amendment the applicant is requesting to amend Lee Plan Maps 4A and 4B
to include the subject parcels in the Lee County Utilities (LCU) water and sewer future services areas. Lee
County Utilities has verified there is available capacity for both potable water and sanitary sewer service
for the subject property. The proposed amendment is consistent with Objective 2.2.
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Community Plan Area Requirements

All lands identified within a Community Plan Area on Map 2-A are subject to Goal 17 of the Lee Plan. Policy
17.3.2 requires one public information meeting for any privately initiated text and map amendment within
a community plan area. Policy 17.3.3 requires public meetings to be held within the established
community plan area boundary. Applications within the Northeast Lee County community plan area
boundary are to have separate public information meetings within the Alva and North Olga Community
Plan Areas. The required information meeting in the Alva Community Plan Area was held at the Alva
Community Center located at 21474 North River Road on December 13, 2022. A public information
meeting was held within the North Olga Community Plan Area at the corner of North River Road and North
Olga Drive on February 19, 2024. The public that attended those meetings had questions about the
increased number of recreational vehicles, class of recreational vehicles that would be there, traffic
generation, extension of utilities, and rural character of the community. These public information
meetings were publicly advertised and satisfy the requirements of Policy 17.3.2 and Policy 17.3.3.

In addition to Goal 17, the subject property is also subject to Goal 27: Northeast Lee County Community
Plan, and Goal 28: Alva Community Plan. The Northeast Lee County Community Plan and Alva
Community Plan seeks to maintain, enhance, and support the heritage and rural character, natural
resources, and agricultural lands within the community boundaries.

Objective 27.1, Policy 27.1.1, and Policy 27.1.2 of the Northeast Lee County Community Plan Goal
describes characteristics of rural character as those that convey a rural lifestyle such as large lots or
clustered development, views of wooded areas, open spaces, and protection of environmentally sensitive
lands. The proposed map amendment will redesignate +92.7 acres from the Rural future land use
category to the Sub-Outlying Suburban future land use category. Although the change from Rural to Sub-
Outlying Suburban will increase the allowable density from 1 dwelling unit an acre to 2 dwelling units per
acre, the increase is consistent with and supported by several goals of the Lee Plan. The subject property
has frontage along a state-maintained arterial roadway where utility capacity is available! and is adjacent
to 99.6 acres in the Urban Community future land use category?. As previously stated, the proposed
amendments are consistent with Objectives 2.1 and 2.2, which encourage development within future
urban areas where infrastructure exists or is planned. The Sub-Outlying Suburban future land use is
designed to be placed in areas where higher densities would be incompatible or where there is a desire
to retain a low-density community character. The Sub-Outlying Suburban future land use will provide a
suitable transition from the adjacent Urban Community future land use to the surrounding Rural future
land uses.

Lee Plan Policy 28.2.2 requires applicants of Future Land Use Map amendments in the Alva Community
Plan Area that would increase allowable total density to demonstrate consistency with the objectives and
policies of the Alva Community Plan through concurrent planned development rezoning. The proposed
land use amendment would increase the allowable density because the Rural future land use category
allows a maximum of 1 dwelling unit an acre, and the Sub-Outlying Suburban future land use category
allows a maximum of 2 dwelling units an acre.

1 Goal 2
2 Objective 2.2, Policies 2.1.1
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The applicant has filed a companion planned development rezoning application (DCI2022-00062) which
is being reviewed concurrently with this amendment request. Below is a high-level analysis of the
concurrent rezoning required by Policy 28.2.2. This analysis is not a complete analysis of all elements of
the proposed rezoning and is limited to consistency with the objectives and policies of Goal 28: Alva
Community Plan. This should not be construed as a recommendation for or against DCI2022-00062.

Through the concurrent rezoning, the applicant is seeking to rezone the property from Recreational
Vehicle Planned Development (RVPD) to Mixed-Use Planned Development (MPD) to allow for
development of 650 RV sites (maximum 350 transient clustered within the Urban Community future land
use category) and 30,000 square feet of commercial uses.

The applicant provided density calculations as part of the concurrent rezoning application. If approved,
the proposed land use change from Rural to Sub-Outlying Suburban and the preservation of onsite
wetlands on the 192.3-acre subject property would yield a maximum of 756 dwelling units. Without the
Future Land Use Map amendment the same subject property would yield a maximum of 664 dwelling
units, with 571 dwelling units in the Urban Community future land use category and 93 dwelling units in
the Rural future land use category. The applicant is proposing a total of 650 transient and non-transient
recreational vehicle sites. This is less than the number of dwelling units that could be approved with the
current Future Land Use Map with proper zoning approval. As previously stated, one of the primary
differences between the Rural and Sub-Outlying Suburban future land use categories is allowable density.
The applicant has demonstrated through the concurrent rezoning that the maximum allowable density
that could be permitted with the Rural Future land use category will not be exceeded.

The Master Concept Plan submitted with the concurrent rezoning limits all commercial uses, including
transient recreational vehicle sites and the 4.5-acre commercial tract along SR 80, to lands within the
Urban Community future land use category. Commercial uses in the Rural future land use category are
limited to those uses that “are needed to serve the rural community,” whereas the Sub-Outlying Suburban
future land use category does not have that same limitation. As previously noted, this distinction is one
of the primary differences between the Rural and Sub-Outlying Suburban future land use categories. The
applicant has demonstrated that the concurrent rezoning request will not allow the spread of commercial
uses across the portion of the subject property proposed to be amended to the Sub-Outlying Suburban
future land use category. The types of uses allowed within this portion of the subject property will remain
consistent with the Rural future land use category.

The proposed amendment is necessary to allow the sum of the allowable densities for each land use
category to be allocated across the entire property in accordance with Policy 5.1.10. Based on the
requirements of Policy 5.1.10, amending the Rural future land use category to the Sub-Outlying Suburban
future land use category allows for more flexibility in site design. This additional flexibility, along with the
provision of public water and sewer services, allows for increased open space and preservation of
wetlands near the northwest corner of the site in the Urban Community future land use category. The
proposed Master Concept Plans also identifies a more environmentally beneficial surface water
management system when compared to the existing zoning approval, through the use of multiple control
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elevations to simulate the existing groundwater elevations. These changes support the rural character
and natural systems, consistent with Policies 28.2.3 and 28.5.1.

The Master Concept Plan identifies a majority of preserve and open space areas along SR 80 and Bateman
Road. This is consistent with requirements of the Alva Community Plan Area goal. These include
protection of existing wetlands and natural systems? in the northwest corner of the subject property and
protection of rural character” by clustering development areas away from public rights of way, minimizing
visual impacts to the surrounding community. The Master Concept Plan also identifies enhanced buffers
along the eastern and southern property lines. The proposed changes show a net increase of
approximately 25 acres of developable land while protecting natural resources and the environment.

The concurrent rezoning will extend central water and sewer services approximately 2.5 miles along SR
80, negating the need for the previously approved onsite wastewater treatment plant and spray field in
an area subject to a Basin Management Action Plan (BMAP). The subject site is located in the
Caloosahatchee River and Estuary BMAP. This plan sets total nitrogen (TN) and total phosphorus (TP)
effluent limits within the plan area and requires local governments to develop a master wastewater
treatment feasibility analysis to address loads from existing and new septic systems (e.g., sewering,
advanced septic system retrofits, prohibiting the installation of new conventional septic systems)°. The
extension of central sewer service will provide an alternative system to the approved spray field and new
septic systems as detailed in the BMAP. Overall, the concurrent rezoning request will protect and enhance
native species, habitats, water systems, ecosystems, and conserve natural resources as required in Policy
28.2.3 and Objective 28.1.

The application materials included a letter from the Florida Division of Historical Resources which verified
that no cultural resources are recorded in the Florida Mater Site File for the subject site. A portion of the
site along the north and northeast boundary is within Archaeological Sensitivity Zone 2. The Lee County
Land Development Code requires a Certificate to Dig prior to or in conjunction with the issuance of a
development order in areas designated sensitivity level 1 or 2. A Certificate to Dig is issued by County
staff or the Historic Preservation Board, authorizing certain clearing, digging, archaeological investigation
or archaeological development projects in sensitivity zones under certain conditions. These conditions
can include an immediate cessation of all onsite activity if objects, sites, artifacts, or human remains are
uncovered. The verification from the Florida Division of Historical Resources and the Land Development
Code requirements for a Certificate to Dig prior to issuance of a development order will ensure that any
historical or archaeological sites that are uncovered will be protected and ensure that the historic
character of the Alva community is protected further supporting Objective 28.1.

Based on the concurrent planned development rezoning the proposed amendment to the Lee Plan is
consistent with Policy 28.2.2. The planned development zoning process may be further refined and
conditioned to ensure compatibility, mitigate impacts, and safeguard public interest. Ultimately, the

3 Objective 28.1#4, Objective 28.2, Policy 28.2.3#4, Policy 28.5.1#1,2,3

4 Objective 28.1#1, Policy 28.2.1, Policy 28.2.3#1

5Florida Department of Environmental Protection, Caloosahatchee River and Estuary Basin Management Plan, (Jan
2020), 43
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concurrent rezoning case and adoption hearing for the proposed amendment to the Future Land Use Map
will be heard by the Board of County Commissioners on the same date to ensure consistency.

Environmental Review

The applicant provided a surface water management narrative as part of the concurrent rezoning that
described the proposed drainage plan for future development. The plan will include four lakes,
approximately 31-acres in total, to allow four separate lake control elevations which will mimic the
historical wet season water table in the area and treat site runoff prior to discharging into the wetland
preserve in the northwest corner of the site. The proposed plan will mimic historic groundwater
elevations, provide water quality treatment, rehydrate existing wetlands, and limit peak discharge. A
South Florida Water Management District (SFWMD) Permit will be required prior to development. This is
consistent with Goal 61 protection of water resources thought the use of sound methods of surface water
management and Policy 125.1.2 as the new development will not degrade water quality. The design will
also mimic the functions of natural systems as required by Objective 61.2.

The subject site contains approximately 10.3 acres of wetlands that will be preserved as part of the
concurrent rezoning and does not propose any impacts to wetlands. This is consistent with Policy 124.1.1
which limits development in wetlands to very low-density residential uses or recreational uses, open
space, or conservation that is compatible with wetland functions.

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

DISCUSSION AND ANALYSIS — MAPS 4-A & 4-B: LCU FUTURE WATER & SEWER SERVICE AREAS

The applicant is requesting to amend Maps 4-A and 4-B to include the entire 192.3-acre site in the future
water and sewer service areas. The western £99.6 acres, currently in the Urban Community future land
use category, is in the FGUA wastewater franchise area. As provided for in Lee Plan Standard 4.1.2#4 and
Policy 56.1.5, FGUA has agreed in writing to release the service area to Lee County. This release will allow
Lee County Utilities to provide water and sewer service to the entire 192.3-acre site. Lee County Utilities
has verified that sufficient capacity is available to provide water and sewer service to the proposed
development. There are existing sanitary sewer mains approximately 3.5 miles and existing water mains
approximately 2.25 miles west of the subject property. As part of the concurrent rezoning the applicant
is proposing developer funded extensions of central water and sewer along SR 80 to serve the subject
property.

More than half of the subject property is with the Urban Community future land use category, a future
urban area. Objective 53.1 states “the County will ensure the provision of acceptable levels of potable
water service throughout the future urban areas of the unincorporated County. Similarly, Objective 56.1
provides that Lee County will ensure the provision of acceptable levels of sanitary sewer service
throughout the future urban areas of the unincorporated County. The proposed amendments will allow
for the provision of Lee County Utilities within future urban areas within unincorporated Lee County that
are not currently served. The proposed amendments are consistent with Objectives 53.1 and 56.1. Lee
County should recognize expansion of sewer and water to the subject property is appropriate given the

Staff Report for BoCC Transmittal Hearing May 8, 2024
CPA2022-00017 and CPA2022-00018 Page 8 of 11



environmental concerns regarding water quality of the Caloosahatchee River. Recent changes to Florida
Statutes that indicate the State’s desire to move toward sanitary sewer in areas within a BMAP.

Policy 126.1.4 of the Lee Plan requires development designs to maintain groundwater levels at or above
existing levels. Connecting to LCUs potable water system, will reduce stress on the shallow aquifer system
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. Based on the
analysis above, the proposed amendments to Maps 4-A and 4-B is found to be consistent with the Lee
Plan.

DISCUSSION AND ANALYSIS TABLE AMENDMENT — 1(B) YEAR 2045 ALLOCATIONS

Currently the Northeast Lee County Planning District does not have any residential acreage allocated to
the Sub-Outlying Suburban future land use category. Policy 1.6.5 requires acreage to be available in each
future land use category prior to the approval or issuance of any development order for residential,
commercial, or industrial uses. The concurrent rezoning is proposing residential uses in the area proposed
to be amended to Sub-Outlying Suburban and therefore an amendment to Table 1(b) is required prior to
issuance of a development order on the property. The amendment to Table 1(b), as identified in
Attachment 1, ensure internal consistency of the Lee Plan and that the anticipated development will be
consistent with the Lee Plan.

SERVICE AVAILABILITY

The requested amendments to change the future land use category to Sub-Outlying Suburban, add the
subject site to Maps 4-A and 4-B and amend Table 1(b) to increase residential acreage in the Sub-Outlying
Suburban future land use category of District 1, Northeast Lee County. The extension of central water
and sewer service will provide adequate potable water and sanitary sewer service. Solid waste, police,
and fire service is adequate to accommodate the anticipated development. EMS service availability is not
adequate currently.

Transportation: The subject property is located on south side of SR 80 east of Bateman Road and
approximately 0.75 miles west of Goggin Road.

Short Range Impacts: The 5-year analysis indicates that no road segments are projected to be
impacted with and without the project in the Year 2027.

Long Range Impacts: Indicate that Broadway Ave (N. of SR 80) is projected to be impacted (LOS F) with
and without the project in the Year 2045.

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.
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Utilities: Lee County Utilities has indicated that there is sufficient capacity to serve the subject site with
both potable water and sanitary sewer services. Sanitary sewer mains are approximately 3.5 miles west
of the subject property on SR 80 and water mains are approximately 2.25 miles west on SR 80. Developer
funded extensions will be required in order to provide service to the subject property.

Solid Waste: The subject property has access to solid waste services. Solid waste collection services will
be provided by using Lee County contract haulers, the Lee County Resource Recovery Facility, and the Lee-
Hendry Regional Landfill.

Fire: The Alva Fire & Rescue District have indicated that they can provide fire protection and EMS non-
transport services to the subject property.

EMS: A Letter of Service Availability dated September 12, 2022, states that “service availability for the
proposed development of this property is not adequate at this time.” Medic 11 is located 8.4 miles west
and not able to meet existing service standards for the proposed development. There is a paramedic
stationed at the Alva Fire Department, however, the LOS standard measurement is the arrival time of an
ambulance.

Lee Plan Policy 95.1.3 identifies Emergency Medical Services LOS as non-regulatory, and further provides
“Compliance with non-regulatory LOS standards will not be a requirement for continued development
permitting but will be used for facility planning purposes.” However, staff recommends a condition in the
concurrent planned development requiring that the service deficiency is addressed prior to development.

Police: The Lee County Sheriff’s Office will provide law enforcement services primarily from the East
District offices in Lehigh Acres. 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 on May 18, 2022, 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

Based on the staff analysis the requested amendment is consistent with the Lee Plan.

e The Sub-Outlying Suburban FLU category is suitable in areas where higher densities would be
incompatible or where there is a desire to retain a low-density community character.

e The proposed amendments are consistent with the Objectives and Policies of the Alva and Northeast
Lee County Community Goals.

e The proposed amendments, through the concurrent rezoning, demonstrate consistency with the
Policy 28.2.2.

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

Staff Report for BoCC Transmittal Hearing May 8, 2024
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e The proposed amendments will help to extend water and sewer services to lands currently within the
Central Urban future land use category.

e The proposed amendments promote the use of sanitary sewer in BMAP areas.

e The proposed amendments help ensure the preservation of on-site wetland and indigenous areas.

Staff recommends that the Board of County Commissioners transmit the proposed amendment as shown
in Amendment 1.

PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION
DATE OF PUBLIC HEARING: April 23, 2024

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 concurrent rezoning request,
EMS requirements, the differences between mobile home parks and RV parks, and existing and proposed
densities.

Following this, staff made a presentation addressing the requested amendments, subject property,
consistency with the Lee Plan, and staff recommendation. Members of the LPA asked staff the impact of
the Future Land Use Map change regarding density and how the units would be distributed across the
site.

There were five members of the public who commented on the proposed amendment. Public comments
primarily expressed concerns over loss of the rural community character, additional commercial uses on
Palm Beach Boulevard, the increased number of RV Lots, 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 CPA2022-00017
and CPA2023-00018. The motion passed 6-0.

RAYMOND BLACKSMITH AYE
JENNIFER SAPEN ABSENT
DUSTIN GARDNER AYE
DAWN RUSSELL AYE
DON SCHROTENBOER AYE
STAN STOUDER AYE
HENRY ZUBA AYE

C. RECOMMENDATION
Staff and the LPA recommend the Board of County Commissioners transmit the amendments to the Lee
Plan as provided in Attachment 1.

Staff Report for BoCC Transmittal Hearing May 8, 2024
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ATTACHMENT 1

» Existing and Proposed Future Land Use Map
» Proposed Future Water Service Areas
» Proposed Future Sewer Service Areas

» Table 1(b)
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TABLE 1(b)
YEAR 2045 ALLOCATIONS

Planning District

T —— U"'"g;’:ﬂ ‘;;ate" District 1 District2 | District3 | District4 | Districts | District6 | District7 | District8 | Districtd | District 10
Northeast Lee County Boca Fort Myers Fort Myers | Gateway /
Existing | Proposed | Existing | Proposed | Grande Bonita Shores | BurntStore | Cape Coral [ Captiva | Fort Myers |  Beach Airport
Intensive Development b 1483 - - - 17 - 21 - 238 - -
Central Urban e ) 13,760 - - - 207 - - - 230 - 25
Urban Community 22,642 22622 | ————813 793 453 - 475 - - - - - 150
Suburban —3a03 14,913 - - - 1,950 - - - 80 - -
Outlying Suburban —3.662 3662 | ———38 3g - - 480 13 3 429 - - -
> Sub-Outlying Suburban ——1.787 1816 29 - - 330 - - - - - 227
Q Commercial - - - - - . - - - - -
9 Industrial —_—l 15 - - - - - - - - - 6
S | Public Facilities : : = = : : . E 8 : :
g University Community e 503 = s E = = - - - - -
“ Destination Resort Mixed Use Water Dependent R 8 - - - - - - - - - -
.2 Burnt Store Marina Village _ 2 - - - - 2 - - - - -
1~ Industrial Interchange - - - - - - - - - - -
3 General Interchange —135 135 - - - - - - - - - 35
E General Commercial Interchange - = - - - - - - * - -
= Industrial Commercial Interchange - - - - - - - - - - -
I-:E University Village Interchange - - " ¢ - . - - - .
= New Community e 2,075 | —3415 1,115 - - - - - - - - 960
E Airport - - - - - - - - - - -
S Tradeport —3 3 - - - . - - . - - 3
e Rural —564 7,559 | — 2230 2,225 - . 800 730 - : : . -
% Rural Community Preserve —3,517 3,517 - - - - - - - - - -
‘A Coastal Rural — a3ag 1,338 - = : = z - . - - -
& Outer Island —243 233 | ———=2 2 4 - 1 - - 169 - - -
Open Lands — 1B 2,186 | ——a53 153 - - - 257 - - - - -
Density Reduction/ Groundwater Resource — 6,874 6,974 | ———331 131 - - - - - - - - -
Conservation Lands Upland - - - - - - - - - - -
Wetlands - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - -
Unincorporated County Total Residential —82,705- 82,803 | —4,482- 4,486 457 - 4,270 1,002 24 598 548 - 1,406
Commercial —8,816 8,916 | ——300- 300 53 - 450 27 9 125 150 - 1,216
|ndustrial| _ — AR 4788 | ——30- 30 3 - 300 10 15 70 315 - 2,134
Non Regulatory Allocations
Public —320,268- | _ 120,268 | —a4,210- 14,219 622 - 4,864 7,323 6 2,340 583 - 9,689
Active AG — 21,889 21,889 | — 5,500 5,500 - - 240 90 - - - - 2
Passive AG — L& 55 13,665 | —5,500- 5,500 - - 615 100 - - - - 465
Conservation — 87,756 87,757 | —2,468- 2,468 297 - 1,163 3,186 67 1,595 926 - 2,206
Vacant —26,442 26,438 | ——1,204- 1,290 28 - 733 766 8 103 17 - a3
Total — 366,524 366,524 | —33,483- 33,793 1,460 - 12,635 12,504 129 4,831 2,539 - 17,206
Population Distribution (unincorporated Lee County) 584,331 584,331 | ——8:335- TE 1,470 - 35,253 2,179 152 725 5,273 . 22,566




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 | District20 | District 21 | District 22
Future Land Use Category . 4
Daniels lona / South Fort Lehigh Southeast | North Fort
Parkway | McGregor | San Carlos Sanibel Myers Pine Island Acres Lee County Myers Buckingham Estero Bashore
Intensive Development - - - - 801 1 30 - 376 - - -
Central Urban - 656 20 - 3,113 - 7,283 - 2,225 - - -
Urban Community - 978 1,255 - 863 540 17,000 - - 115 - -
Suburban - 2,566 2,069 - 1,202 659 - - 6,387 - - -
Outlying Suburban 1,253 438 - - - 502 - - 406 - 90 -
a Sub-Outlying Suburban - - 13 - - - - 55 145 66 - 950
& Cnrnme.n:lal - - - - - - - - - - - -
E Industrial - 3 3 - 3 - - - - - - -
(=1 Public Facilities - - 5 A - - - - - 3 - -
:‘: University Community - - 503 - - - - - - - - -
“ Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - -
.,?: Burnt Store Marina Village - - - = & = - - - - & -
o Industrial Interchange - - - - - - - - - - - -
.3 General Interchange 58 - - - - - - B 14 - - 20
E General Commercial Interchange - - - - - - - - - - - -
E Industrial Commercial Interchange - - - - - - B - - - - =
E University Village Interchange - - - - - - - - - - - -
. New Community - - - - - - - - - - - -
S Airport - - - - - - - - - - - -
8 Tradeport - - - - - - 5 - = - . =
E Rural 1,573 - 95 - - 227 14 = 454 50 “ 1,387
% Rural Community Preserve - - - - - - - - - 3,517 - -
@ Coastal Rural - - - - - 1,338 - - - - - -
&" Outer Island - 2 - - - 55 - - - - - -
Open Lands 80 - < - - - - - 30 - - 1,667
Density Reduction/ Groundwater Resource - - - - - - - 4,742 - - - 2,101
Conservation Lands Upland - - - - - - ~ = - - - -
Wetlands - - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - - -
Unincorporated County Total Residential 2,964 4,651 3,962 - 5,982 3,322 24,327 4,805 10,037 3,748 90 6,125
Commercial 326 774 938 - 2,012 288 900 118 1,121 19 18 72
Industrial| 5 198 387 - 566 67 218 215 244 4 2 4
Non Regulatory Allocations
Public 3,214 4,898 6,364 - 5,883 4,831 20,267 17,992 10,117 3,052 653 3,351
Active AG 5 13 5 - - 2,780 35 11,945 90 630 4 550
Passive AG 10 - 5 - - 70 50 2,500 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 - 211 15,489 1,077 41,028 1,607 382 1,465 B95
Vacant 20 55 221 - 4 2,200 14,917 2,400 1,183 850 130 1,425
Total 8,221 20,375 14,114 - 14,658 29,047 61,791 81,003 24,649 10,685 2,362 14,522
Population Distribution (unincorporated Lee County) 14,322 44,132 53,974 “ 76,582 13,431 161,432 18,538 110,722 5,951 741 8,653
















Public Facilities Impacts

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

1. Traffic Circulation Analysis: The analysis is intended to determine the affect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative

Code (AC)13-17.

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

analysis for:

i.

iii.

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

Total peak hour trip generation from 50 to 300 total trip ends — trip generation, trip distribution and trip
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term

analysis.

Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will
include any portion of roadway segments within an area three miles offset from the boundary of the
application legal description metes and bounds survey. LOS analysis will also include any
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application.

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning

staff.

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

a. Sanitary Sewer
b. Potable Water

c¢. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space

e. Public Schools

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency
Management Report):

(=Y Y < T = -

Franchise Area, Basin, or District in which the property is located

Current LOS, and LOS standard of facilities serving the site

Projected 2030 LOS under existing designation

Projected 2030 LOS under proposed designation

Existing infrastructure, if any, in the immediate area with the potential to serve the subject property
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements
Provide a letter of service availability from the appropriate utility for sanitary sewer and potablewater

Lee County Comprehensive Plan Map Amendment Application Form (5/2021) Page 2 of 5






























DESCRIPTION:

A PARCEL OF LAND LOCATED IN SECTIONS 29 AND 30, TOWNSHIP 43 SOUTH, RANGE 27 EAST IN LEE COUNTY,
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF SAID SECTION 29; THENCE N 01°19'47" W ALONG THE WEST LINE OF
SAID SECTION FOR A DISTANCE OF 574.13 FEET TO THE NORTHEAST CORNER OF A CERTAIN PARCEL DESCRIBED IN
OFFICIAL RECORDS BOOK 3170, PAGE 1221 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA AND THE POINT OF
BEGINNING; THENCE RUN S 89°00'02" W, ALONG THE NORTHERLY LINE OF SAID PARCEL AND A CERTAIN PARCEL
DESCRIBED IN OFFICIAL RECORDS BOOK 2689, PAGE 912, A DISTANCE OF 1304.26 FEET TO THE NORTHWEST CORNER
THEREOF AND THE EASTERLY RIGHT-OF-WAY LINE OF BATEMAN ROAD; THENCE RUN N 01°06'11” W, ALONG SAID
EASTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 3267.72 FEET TO THE SOUTHWEST CORNER OF A CERTAIN PARCEL
OF LAND DESCRIBED BY INSTRUMENT NUMBER 2006000445704 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA;
THENCE RUN ALONG THE SOUTHERLY BOUNDARY LINE OF SAID PARCEL, N 89°33'20" E, 311.72 FEET; THENCE RUN N
01°08'20" W, 175.39 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID PARCEL TO NORTHEAST CORNER THEREOF
AND THE SOUTHERLY RIGHT-OF-WAY LINE OF PALM BEACH BOULEVARD (STATE ROAD 80); THENCE RUN S 81°56'44" E,
ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 1003.23 FEET TO THE NORTHWEST CORNER OF A
CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2879, PAGE 3553; THENCE RUN ALONG THE WESTERLY
BOUNDARY LINE OF SAID PARCEL, S 00°50'34" E, 511.38 FEET TO THE SOUTHWEST CORNER THEREOF; THENCE RUN S
81°55'10" E, 259.80 FEET ALONG THE SOUTHERLY BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST CORNER
THEREOF: THENCE N 00°50'15” W, 509.82 FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID PARCEL TO THE
NORTHEAST CORNER THEREOF AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE; THENCE RUN S
82°03'50" E ALONG SAID RIGHT-OF-WAY LINE, A DISTANCE OF 129.52 FEET TO THE NORTHWEST CORNER OF A
CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2655, PAGE 3059; THENCE RUN S 00°54'50" E, ALONG THE
WESTERLY BOUNDARY LINE OF SAID PARCEL, A DISTANCE OF 266.04 FEET TO THE SOUTHWEST CORNER THEREOF;
THENCE RUN N 89°15'34" E, ALONG THE SOUTHERLY BOUNDARY LINE OF SAID PARCEL AND THE SOUTHERLY
BOUNDARY LINES OF THREE PARCELS DESCRIBED IN OFFICIAL RECORDS BOOK 1140, PAGE 1744, OFFICIAL RECORDS
BOOK 2983, PAGE 1220 AND OFFICIAL RECORDS BOOK 2246, PAGE 2979 OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA, A DISTANCE OF 734.80 FEET TO THE SOUTHEAST CORNER OF SAID PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 2246, PAGE 2979; THENCE RUN N 00°51'50" W, ALONG THE EASTERLY BOUNDARY LINE OF SAID
PARCEL, A DISTANCE OF 150.82 FEET TO THE NORTHEAST CORNER THEREOF AND THE AFOREMENTIONED
SOUTHERLY RIGHT-OF-WAY LINE; THENCE RUN S 81°52'00" E, ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, A
DISTANCE OF 500.41 FEET, TO THE NORTHWEST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS
BOOK 2879, PAGE 3553; THENCE RUN ALONG THE WESTERLY BOUNDARY LINE OF SAID PARCEL, S 08°06'20" W, 250.12
FEET TO THE SOUTHWEST CORNER THEREOF; THENCE RUN S 81°52'20" E, 249.92 FEET ALONG THE SOUTHERLY
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST CORNER THEREOF; THENCE RUN N 08°09'20" E, 250.10 FEET
ALONG THE EASTERLY BOUNDARY LINE OF SAID PARCEL TO THE NORTHEAST CORNER THEREOF AND THE
AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE; THENCE RUN S 81°56'50" E, ALONG SAID SOUTHERLY RIGHT-OF-
WAY LINE, A DISTANCE OF 73.56 FEET, TO A CURVE CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 17087.13
FEET, A CENTRAL ANGLE OF 01°40'52", A CHORD BEARING OF S 79°16'26” E FOR 501.31 FEET; THENCE ALONG THE ARC
OF SAID CURVE AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE, RUN 501.33 FEET; THENCE CONTINUE
ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, RUN S 78°26'40" E FOR 183.55 FEET TO A CURVE CONCAVE TO THE
SOUTHWEST HAVING A RADIUS OF 17159.98 FEET, A CENTRAL ANGLE OF 00°06'34", A CHORD BEARING S 78°15'52" E
FOR 32.74 FEET; THENCE ALONG THE ARC OF SAID CURVE AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY
LINE, RUN 32.74 FEET; THENCE DEPARTING SAID AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE, RUN S 01°13'02"
E, 764.34 FEET TO THE NORTHEAST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3616,
PAGE 2890; THENCE RUN S 89°15'48” W, ALONG THE NORTHERLY BOUNDARY LINE OF SAID PARCEL AND THE
NORTHERLY BOUNDARY LINE OF THE TWO FOLLOWING PARCELS DESCRIBED IN OFFICIAL RECORDS BOOK 3906,
PAGE 52 AND BY INSTRUMENT NUMBER 2007000138101 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, A
DISTANCE OF 1320.51 FEET TO THE NORTHWEST CORNER OF SAID PARCEL DESCRIBED BY INSTRUMENT NUMBER
2007000138101; THENCE RUN S 01°17'38” E, ALONG THE WESTERLY BOUNDARY LINE OF SAID PARCEL AND CERTAIN
PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3039, PAGE 3678, A DISTANCE OF 1319.21 FEET, TO THE
NORTHEAST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3296, PAGE 4612; THENCE RUN
S 89°09'58" W, ALONG THE NORTHERLY BOUNDARY LINE OF SAID PARCEL AND A CERTAIN PARCEL DESCRIBED BY
INSTRUMENT NUMBER 2007000251171, A DISTANCE OF 1320.26 FEET TO THE NORTHWEST CORNER OF SAID PARCEL
DESCRIBED BY INSTRUMENT NUMBER 2007000251171; THENCE RUN S 01°19'47" E, ALONG THE WESTERLY BOUNDARY
LINE OF SAID PARCEL, A DISTANCE OF 747.68 FEET TO THE POINT OF BEGINNING.

CONTAINING 192.36 ACRES, MORE OR LESS.
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EXHIBIT "A"

THE NORTH ONE-HALF iN-l/Z) OF THE NORTHWEST ONE-QUARTER (NW-1/4) OF
THE SOUTHWEST ONE-QUARTER (SW-1/4)0F SECTION 29, TOWNSHIP 43 SOUTH,
RANGE 27 EAST, LEE COUNTY, FLORIDA,

AND

THE SOUTH ONE-HALF (S-1/2) OF THE NORTHWEST ONE-QUARTER (NW-1/4) OF
SECTION 29, TOWNSHIP 43 SOUTH, RANGE 27 EAST, LEE COUNTY, FLORIDA,
LYING SOUTH OF THE SOUTHERLY RIGHT-OF-WAY LINE OF PAIM BEACH

BOULEVARD (STATE ROAD B80),
LESS THE FOLLOWING SEVEN (7) PARCELS:

THREE (3) PARCELS DESCRIBED IN STIPULATED ORDER OF TAKING RECORDED IN
OFFICIAL RECORDS BOOK 2879, AT PAGES 3553 THROUGH 3558, OF THE PUBLIC
RECORDS OF LEE COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS:

PARCEL 1:

THAT PORTION OF THE NORTHWEST (1/4) OF SECTION 29, TOWNSHIP 43 SOUTH,
RANGE 27 EAST, LEE COUNTY, FLORIDA;

BEING DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF SAID NORTHWEST 1/4 OF SECTION 29;
THENCE ALONG THE WEST BOUNDARY OF SAID SECTION 29, NORTH 00°53:'13"
WEST, 1,211.99 FEET TO THE SOUTHERLY EXISTING RIGHT OF WAY LINE OF
STATE ROAD 80 (PALM BEACH BOULEVARD [PER SECTION 1202-108]) FOR A
POINT OF BEGINNING, THENCE ALONG SAID SOUTHERLY EXISTING RIGHT OF WAY
LINE SOUTH 81°52'20" EAST, 260.00 FEET; THENCE SOUTH 00°53'13" EAST,
510.00 FEET, THENCE NORTH: 81°52'20" WEST, 260 FEET TO SAID WEST
BOUNDARY OF SECTION 29; THENCE ALONG SAID WEST BOUNDARY NORTH
00°53'13" WEST, 510.00 FEET TO THE POINT OF BEGINNING,

PARCEL 2

THAT PORTION OF THE NORTHWEST 1/4 OF SECTION 29, TOWNSHIP 43 SOUTH,
RANGE 27 EAST, LEE COUNTY, FLORIDA;

BEING DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHWEST 1/4 OF SECTION 29;
THENCE ALONG THE EAST LINE OF SATID NORTHWEST 1/4, NORTH 01°11'04" ‘
WEST, 876.48 FEET TO THE SURVEY BASE LINE OF STATE ROAD 80 (PALM

BEACH BOULEVARD) : THENCE ALONG SAID SURVEY BASE LINE NORTH Bl1°52'20"

WEST, 1,022.32 FEET; THENCE SOUTH 08°07'40"WEST, 75 FEET TO THE
SOUTHERLY EXISTING RIGHT OF WAY LINE OF SAID STATE ROAD 80 (PER
SECTION 1202-108) FOR A POINT OF BEGINNING; THENCE ALONG SAID
SOUTHERLY EXISTING RIGHT OF WAY LINE SOUTH 81°52'20" EAST, 250.00
FEET,; THENCE SOUTH 08°Q07'40" WEST, 250.00 FEET; THENCE NORTH
81°52'20" WEST, 250.00 FEET; THENCE NORTH 0B8°07'40" EAST, 250.00 FEET

TO THE POINT OF BEGINNING,
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l EXHIBIT “A” CONTINUED

PARCEL 3:

THAT PORTION OF THE NORTHWEST 1/4 OF SECTION 29, TOWNSHIP 43 SOUTH,
RANGE 27 EAST, LEE COUNTY, FLORIDA,

BEING DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHWEST 1/4 OF SECTION 29;
THENCE ALONG THE EAST LINE OF SAID NORTHWEST 1/4, NORTH 01°11'04"
WEST, B00.48 FEET TO THE SOUTHERLY EXISTING RIGHT OF WAY LINE OF
STATE ROAD 80 (PALM BEACH BOULEVARD [PER SECTION 1202-108]) FOR A
POINT OF BEGINNING,; THENCE ALONG SAID EAST LINE SOUTH 01°11'Q04" EAST,
36.10 FEET TO THE BEGINNING OF A CURVE CONCAVE NORTHERLY, THENCE
ALONG THE ARC OF SAID CURVE TO THE RIGHT, HAVING A RADIUS OF
17,159.98 FEET, A CENTRAL ANGLE OF 00°06'33.9", AN ARC LENGTH OF
32.77 FEET, THE CHORD FOR WHICH BEARS NORTH 78°29'32" WEST TO THE END
OF SAID CURVE, THENCE NORTH 78°26'15" WEST, 183.47 FEET TO THE
BEGINNING OF A CURVE CONCAVE SOUTHERLY; THENCE ALONG THE ARC OF SAID
CURVE TO THE LEFT, HAVING A RADIUS OF 17,087.13 FEET, A CENTRAL ANGLE
OF 01°40'S3.3", AN ARC LENGTH OF 501.46 FEET, THE CHORD FOR WHICH
BEARS NORTH 79°16'41" WEST TO SAID SOUTHERLY EXISTING RIGHT OF WAY
LINE AND THE END OF SAID CURVE; THENCE ALONG SAID SOUTHERLY EXISTING
RIGHT OF WAY LINE SOUTH B1°52'20" EAST, 710.95 FEET TO THE POINT OF
BEGINNING,

PARCEL DESCRIBED IN DEED RECORDED IN OFFICIAL RECORD BOOK 2655, AT
PAGES 3059% THROUGH 3060, OF THE PUBLIC RECORDS OF LEE COUNTY,
FLORIDA, MORE PARTICULARLY DESCRIBED AS:

PARCEL 4:

BEGINNING AT A POINT 385 FEET EAST AND 1150.17 FEET NORTH OF THE
SOUTHWEST CORNER OF THE NORTHWEST 1/4, SECTION 29, TOWNSHIP 43 SOUTH,
RANGE 27 EAST, SAID POINT OF BEGINNING BEING ON THE SOUTH
RIGHT-OF-WAY LINE OF STATE ROAD B0, THENCE SOUTH 260.17 FEET,; THENCE
EAST 100 FEET. THENCE NORTH 243.73 FEET TO THE SOUTH RIGHT-OF-WAY
LINE OF STATE ROAD 80, THENCE WESTERLY 101.34 FEET ALONG SAID SOUTH
RIGHT-OF-WAY LINE OF STATE ROAD 80 TO THE POINT OF BEGINNING.





















CALOOSA 80 » AERIAL MAP

9 Lee County, FL
B Date: 4/1/2022

# 22001218

& Caloosa 80 LLP

Subject Boundary

b

2ndlihe GlsiUserCommuniyly —
















Mitigation Park to the west. To the northeast of the Property, across SR 80, there are some
commercial uses including a restaurant and plant nursery.

Lands in the immediate area are designated Rural, Conservation, as well as Urban Community to
the south and northwest of the Property, and further to the east along SR 80. While there are
significant lands in the area already in Urban Community, including the majority of the Property, the
request is to allow for a “step down” or transition of density through the Sub Outlying Suburban
FLU.

Table 1 below further defines the surrounding Future Land Use designations, zoning districts and
existing land uses.

Table 1: Inventory of Surrounding Lands

FUTURE LAND USE ZONING DISTRICT EXISTING LAND USE
NORTH | Rural AG-2 (Agricultural) Right of Way (Palm
Beach Bivd.), single-
family residential homes,

pastures, restaurant,

nursery
SOUTH | Urban Community, | AG-2 (Agricultural) Florida Power & Light
Rural easement, single-family
residential homes,

pastures
EAST Rural AG-2 (Agricultural) Single-family  residential

homes, pastures

WEST Conservation Lands - | EC (Environmentally Critical) | Right-of-Way (Bateman
Upland Road), Hickey Creek
mitigation park

IV. Public Infrastructure

As outlined in the enclosed application, the subject property is serviced by existing public
infrastructure that can accommodate the proposed mix of residential and commercial uses.

The amendment proposes to add the Property to the Lee County Utilities, Future Service Areas for
Water and Sanitary Sewer. Lee County Utilities has indicated adequate capacity to serve the
project for potable water and sanitary sewer service (Exhibit M17).

The Property has frontage and access to SR 80, a state maintained arterial corridor connecting the
east and west coasts of the state. The surrounding roadway network has adequate capacity as set
forth in the accompanying Traffic Circulation Analysis prepared by TR Transportation Consultants,
Inc. (Exhibit M15). There are adequate community facilities and services in the immediate vicinity of
the project, including Fire, Law Enforcement, Schools, and Parks. Adequate EMS services are
unavailable from the Lee County Public Safety Department. The Applicant is open to working with
the County on Conditions to ensure that adequate service is available at the time of construction.
Please refer to the enclosed infrastructure analysis and agency availability letters (Exhibit M14, M16
& M17) for a complete description of available infrastructure and services to support the
amendment request.
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Comprehensive Plan Amendment Narrative
Page 2 of 12






























State Comprehensive Plan, and Regional Policy Plan. The Applicant respectfully requests approval
of this petition and reserves the right to make any changes to the request during the review

process.
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30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPD
Total GPD = 72,071 GPD

Proposed Land Use — Urban Community & Sub-Outlying Suburban
99.64 ac of Urban Community @ 6 du/ac = 598 du x 100 GPD = 59,800 GPD
92.71 ac of Sub-Outlying Suburban @ 2 du/ac = 185 du x 100 GPD = 18,500 GPD

30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPD
Total GPD = 81,300 GPD

The proposed FLUM amendment results in an increased potable water demand of 9,229
GPD.

The amendment includes a request to add the subject Property to the Lee County Utilities
Future Water Service Area. Presently, the Lee County Utilities Water Treatment Plant
Systems is designed for 50.9 Million Gallons per Day (MGD) of production. According to
the 2021 Lee County Public Facilities and Concurrency Report, the projected 2025
demand is 32.6 MGD. Therefore, adequate capacity is available to serve the proposed
density in accordance with Lee Plan Policy 95.1.3. Please also refer to the enclosed letter
of availability provided by Lee County Utilities.

Ill. Surface Water Management

The Property is located within the Hickey Creek Watershed and Drainage Basin.

LOS Standard = 25 year, 3-day storm event of 24 hours duration.

The Applicant will obtain an Environmental Resource Permit (ERP) from the South Florida
Water Management District (SFWMD) prior to Development Order approval to be
deemed concurrent.

IV. Parks and Recreation

LOS Standard: 6 acres of regional park/ 1000 seasonal population and 0.8 acres of
community park/1000 permanent population.

(Persons per household 2016-2020: 2.58, per Lee County 2021 Census Data)
Existing Land Use — Urban Community & Rural

99.64 ac of Urban Community @ é du/ac = 598 du x 2.58 = 1,543 persons
92.71 ac of Rural @ 1 du/ac = 93 du x 2.58 = 240 persons

Total = 1,783 persons

Caloosa 80
Existing and Future Conditions Analysis
Page 2 of 2
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CALOOSA 80 MPD

LOCATED IN SECTION 29 & 30, TOWNSHIP 43-S, RANGE 27-E, LEE COUNTY, FLORIDA
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