





























If a person decides to appeal a decision made by the Board with respect to any matter
considered at this hearing, he or she will need a record of the proceedings, and, for
such purpose, he or she may need to ensure that a verbatim record of the proceedings
is made, which record includes the testimony and evidence upon which the appeal is to
be based. Further information may be obtained by contacting the Lee County Division
of Planning at 479-8585.

In accordance with the Americans with Disabilities Act, reasonable accommodations will
be made upon request. If you are in need of a reasonable accommodation, please
contact Janet Miller at 479-8583.
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2. BASIS AND RECOMMENDED FINDINGS OF FACT:

e The Planning Community Map (Map 16) was amended in 2002 and the Estero
Planning Community was created from the San Carlos/Estero and Bonita Springs
Planning Communities.

» Residents of the Vines Country Club community submitted a letter to the Planning
Division requesting this community be included in the Estero Planning
Community.

e The citizens involved in the Estero Community Plan effort chose the Estero
Planning Community boundary as the boundary for this plan which was adopted
during the same plan amendment cycle.

e Pine Rd was selected as the border between the Estero and San Carlos Planning
Communities to reduce the gerrymandering of the line.

e In 2005 the residents in the Pine Rd area requested the area south of Pine Road to
the southern boundary of the San Carlos Fire District be moved to the San Carlos
Planning Community.

o At the August 2005 Management and Planning meeting the Board of County
Commissioners directed staff to initiate an amendment to change the border
between the Estero and San Carlos Planning Communities.

C. BACKGROUND INFORMATION _

The Planning Community Map (Map 16) and Lee Plan Table 1(b) were created to replace
the 2010 Overlay which was proposed for deletion in the 1994 Evaluation and Appraisal
Report. The EAR was found to be not in compliance and the resulting Final Order
required that the 2010 overlay component of the Lee Plan be retained. The issue of the
2010 Overlay was a topic for the EAR Addendum. An issue with the 2010 Overlay was
the number of districts (115) and the exactness that was required of the land use
projections used to administer the Overlay. Therefore, the planning community map
was to have no more than 20 areas designated on the map. The consensus for creating
these areas was to create a map that identified “communities” within the county. It was
not intended that these community boundaries would mirror any existing geography.
For data collection purposes, when possible, traffic analysis zones and census geography
was followed but not when they contrasted with the goal of mapping communities in the
county. In order to meet the goal of limiting the new overlay map to 20 communities,
the Estero, San Carlos Park, Island Park and adjoining neighborhoods were combined
into one community on the map. The developments of The Brooks (originally known as
“Brooks of Bonita”) and Pelican Landing were included in the Bonita Springs Planning
Community. '

When the city of Bonita Springs incorporated, it was decided that adjustments to the
Planning Community map should be made to reflect changes since its original adoption.
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PAM/T99-20 included a recommendation to create two new communities, Bayshore and
Estero and to rename the San Carlos/Estero Community to San Carlos. The southern
boundary of the new Estero Planning Community was the new Bonita Springs city limit
line. Staff considered delineating the northern boundary of the Estero Planning
Community following the Estero Fire District boundary. However, residents of the
Vines Country Club submitted a letter to the Planning Division Staff asking to be
included in the Estero Planning Community. The Vines is a gated golf course
community which is the predominant development style in the rest of the Estero area.
To the south and east of the Vines are additional gated communities that were in the
planning stages when the new planning community boundary was proposed. West of
US 41, the existing Breckenridge development (a gated community) extends north to
Pine Road and is split by the fire district line with the majority of the development being
located in the Estero Fire District (see attachment 2). Staff recommended that the Estero
Planning Community include the approved and proposed planned developments lying
to the north of the Estero/San Carlos Fire District border. To reduce the meandering of
northern boundary of the new Estero Community the border was established along Pine
Road. A decision was made to include the entire Estero Buffer Preserve (AKA SHADEV,
Inc. property) in the Estero Planning Community. The staff recommended changes
creating the separate San Carlos and Estero Planning Communities were adopted by the
Board of County Commissioners on January 10, 2002.

An amendment to redesignate 60 acres at the end of Pine Road from Rural and Wetlands
to Outlying Suburban and Wetlands was submitted for the 1998/1999 plan amendment
cycle. This amendment request was denied by the BoCC. A second request for this
property was submitted for this property for review in the 2002/2003 plan amendment
cycle. This amendment was adopted on October 23, 2003. Subsequently, a planned
development rezoning case was filed and approval of the zoning case was granted
November 21, 2005. During this process, residents along Pine Road expressed concern
that their neighborhoods were within the Estero Planning Community. They felt that
these neighborhoods should be in the San Carlos Planning Community. The stated
preference was that the boundary between the Estero and San Carlos Planning
Communities be realigned to follow the fire district boundaries. Per BoCC direction,
staff attended 6 meetings in the area to determine the preferences of the residents living
in the area of the Estero Planning Community that is within the San Carlos Fire District.
Following these meetings, petitions were distributed throughout the community to
measure preferences. The outcome of these meetings and petitions was the communities
of the Vines, Breckenridge, and Belle Lago preferred to remain in the Estero Planning
Community and the residents south of Pine Road preferred to be part of the San Carlos
Planning Community.
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PART II - STAFF ANALYSIS

A. STAFF DISCUSSION

The Planning Community Map (Map 16) is used in the administration of the 2020 land
use allocations. The allocations are regulatory for commercial, industrial, and residential
developments at the development order stage. The community map is also used for
reporting data such as population estimates, development trends, and population
projections. In a few instances, these boundaries have been used as the boundary for a
Community Planning effort. This is the case with the Estero, Boca Grande, and Bayshore
community plans. The Pine Island, Captiva, Caloosahatchee Shores, Palm Beach Blvd.,
Buckingham, and Page Park planning efforts did not utilize the Planning Community
boundaries. Changes to these boundaries do not impact the regulatory aspect of the
allocations, once the allocations are revised to reflect boundary changes; however,
changes do reduce the ability to compare data reported in the past with current and
projected data. For this reason, staff is conservative when recommending changes to this
map.

The map was also envisioned as a mechanism to identify areas in Lee County that were
similar in character. The original map was limited to 20 communities so identifying all
of the communities within Lee County was not possible, even if a list could have been
agreed upon. The 20 community policy was relaxed after the original map was adopted
and since then, 2 new communities have been mapped. Since the concept is to identify
communities, the county will evaluate suggestions from citizen groups regarding their
neighborhoods. This was the situation that was presented to the county in 2005 when
the residents of Pine Road approached the county to adjust the San Carlos Planning
Community boundary to follow the San Carlos Fire District line. At the June 14, 2005
BoCC meeting, the board directed staff to meet with the residents in the area and report
the findings. Staff generated 3 options to present to the citizens and attended 6 meetings
in the area to gather input on the options. Option 1 was to make no changes to Map 16.
Option 2 amended the boundary to include the neighborhoods south of Pine Road in the
San Carlos Planning Community while leaving the gated communities of Breckenridge,
Belle Lago, The Vines, and The Reserve in the Estero Planning Community. Option 3
amended the boundary between the two planning communities to follow the fire district
line. At the August 1, 2005 Management and Planning Meeting, Planning staff reported
the preferred option was “Option 2” (see Attachment 3 pages 2 & 3). Option 1 was
objected to by the Pine Road neighborhoods and Option 3 was opposed by the residents
of Breckenridge, Belle Lago, and The Vines (The Reserve had no residents in the summer
of 2005). The Board discussion at the Management and Planning Meeting concluded
with an agreement to direct staff to amend the map as depicted in Option 2. (See
Attachment 4)

STAFF REPORT FOR March 2, 2007
CPA2005-16 Page 4 of 9



One outcome of the change reflected in Option 2 is the splitting of the Estero Bay Buffer
Preserve into both the San Carlos and Estero Planning Communities. (see Attachment 3
page 5 of 6) The tract of land purchased from SHADEV, Inc. to be included in the preserve
is currently entirely within the Estero Planning Community. Since this property is to be
preserved staff has concluded there is no benefit in splitting the property to include the
northern half in the San Carlos Planning Community.

A second outcome of this amendment will be the need for a change in the allocation table
(Lee Plan Table 1(b)) to reflect the shift of 176+ acres from the Estero Planning
Community to the San Carlos Planning Community. Since a countywide evaluation of
the allocations is being conducted in a separate amendment within this plan amendment
cycle, staff has deferred this issue to be resolved in that amendment. Staff's primary
concern on this topic is that the change in the boundary will result in 55+ acres of land
with an Outlying Suburban land use designation being included in the San Carlos
Planning Community. Currently there area no properties within the San Carlos Planning
Community designated Outlying Suburban and therefore, no acreage has been allocated
for this designation.

B. CONCLUSIONS

Map 16, Lee County Planning Communities, should be amended to reflect the consensus
of the residents in the area of the Estero Planning Community also within the San Carlos
Fire District. This amendment was directed by the Lee County Board of County
Commissioners at their August 1, 2005 Management and Planning Meeting and Initiated
at the September 9, 2005 BoCC Meeting. To reduce the total area being changed from the
Estero Planning Community to the San Carlos Planning Community, staff recommends
that the Estero Bay Buffer Preserve (AKA SHADEV, Inc. parcel) remain in the Estero
Planning Community. If the preserve property were included in the change,
approximately 1,300 acres would be shifted between communities. Removing the
preserve from the change reduces the amount of acres to 176+. Staff recommends the
area of the Estero Planning Community south of Pine Road east of the Estero Bay Buffer
Preserve west of US 41 excluding the Breckenridge neighborhood.

C. STAFF RECOMMENDATION
Planning staff recommends the Board of County Commissioners transmit the proposed
amendment to Map 16. This amendment realigns the southern boundary San Carlos Planning
Community to follow the fire district border between the Breckenridge neighborhood and the
Estero Bay Buffer Preserve (see attachment 1). - ’
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

PUBLIC HEARING DATE. June 26, 2006

A. LOCAL PLANNING AGENCY REVIEW

Planning Staff provided a summary of the proposed amendment including a history of
community meetings and three options that were discussed by the communities that lead to
the initiation of this amendment. Staff discussed the one difference between the
recommendation and the option agreed upon by the interested neighborhoods which is to
include the Estero Bay Buffer Preserve entirely in the Estero Planning Community. Staff also
stated that no acreage allocation changes were being proposed in this change due to the
accommodation allocation amendment that is also under review in this amendment cycle.

The one of the Local Planning Agency members stated her concern that this amendment
might start a precedent for future changes to the planning community map.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION: The LPA recommends that the Board of County Commissioners
transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA advances the
findings of fact presented by staff.

C. VOTE:
NOEL ANDRESS Aye
DEREK BURR Aye
RONALD INGE Aye
RAYMOND SCHUMANN, ESQ Aye
CARLETON RYFFELL Absent
RAY ANN WESEL Aye
STAFF REPORT FOR March 2, 2007
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: March 2, 2007

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS: The Department of
Community Affairs had no objections, recommendations, or comments on concerning
this amendment.

B. STAFF RESPONSE: Adopt this amendment as transmitted.
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