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August 12, 2024

Donna Harris, Senior Plan Processor
State Land Planning Agency
Caldwell Building

107 East Madison — MSC 160
Tallahassee, FL 32399-4120

Re:  Small Scale Amendment to the Lee Plan
Adoption Submission Package
CPA2023-00011, Royal Palm Multifamily

Dear Ms. Harris,

In accordance with the provisions of F.S. Chapter 163.3187(1), this submission package
constitutes the adoption of a Small Scale Comprehensive Plan Amendment known locally as
CPA2023-00011 (Royal Palm Multifamily). The adopted amendment is being submitted
through the small scale review process as described in F.S. Chapter 163.3187(1). The
amendment is as follows:

CPA2023-00011, Royal Palm Multifamily

Amend Lee Plan Map 1-A to redesignate the £19.3 acre property from the
Central Urban future land use category to the Intensive Development future
land use category. The property is located at 15180 Meadow Circle, Fort
Myers, FL 33908. (Adopted by Lee County Ordinance 24-13)

The Local Planning Agency held a public meeting for the plan amendment on June 24, 2024.
The Board of County Commissioners voted to adopt the amendment on August 7, 2024.

This small scale amendment to the Lee Plan consists of £19.3 acres and is the first small scale
amendment processed by Lee County this calendar year. The cumulative total number of
acres for small scale amendments Lee County has approved during the 2023 calendar year is
+19.3 acres.

The adopted small-scale comprehensive plan amendment is not within an area of critical
state concern, nor does it involve a site within a rural area of critical economic concern.
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The name, title, address, telephone number, and email address of the person for the local
government who is most familiar with the proposed amendment is as follows:

Mrs. Katherine Woellner, AICP, Principal Planner
Lee County Planning Section

P.O. Box 398

Fort Myers, Florida 33902-0398

(239) 533-8585

Email: KWoellner@leegov.com

By copy of this letter and its attachments, | certify that this amendment and supporting data and
analysis have been sent on this date to the agencies listed below.

Very respectfully,
Lee County Department of Community Development
Planning Section
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“Brandon Dunn
Manager

Cc Case File

Comprehensive Plan Review
Department of Agriculture and Consumer Services

Office of Educational Facilities
Department of Education

Plan Review
Department of Environmental Protection

Alissa S. Lotane
Florida Department of State

Scott Sanders
Florida Fish and Wildlife Conservation Commission

Vitor Suguri
FDOT District One

Ms. Margaret Wuerstle
Southwest Florida Regional Planning Council

Althea P. Jefferson, AICP
South Florida Water Management District

P.O. Box 398, Fort Myers, Florida 33902-0398 | (239) 533-2111 | leegov.com
AN EQUAL OPPORTUNITY EMPLOYER



LEE COUNTY ORDINANCE NO. 24-13

AN ORDINANCE AMENDING THE LEE COUNTY
COMPREHENSIVE PLAN TO ADOPT A SMALL SCALE
AMENDMENT (CPA2023-00011) PERTAINING TO ROYAL
PALM MULTI-FAMILY; PROVIDING FOR PURPOSE, INTENT
AND SHORT TITLE; ADOPTION OF SMALL SCALE
AMENDMENT TO LEE PLAN MAP 1-A, THE FUTURE LAND
USE MAP; LEGAL EFFECT OF THE “LEE PLAN”; PERTAINING
TO MODIFICATIONS THAT MAY ARISE FROM
CONSIDERATION AT PUBLIC HEARING; GEOGRAPHICAL
APPLICABILITY; SEVERABILITY; INCLUSION IN CODE,
CODIFICATION AND SCRIVENER'S ERRORS, AND AN
EFFECTIVE DATE.

WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) and Chapter Xlii, provides
for adoption of amendments to the Plan in compliance with State statutes and in accordance with
administrative procedures adopted by the Board of County Commissioners (“Board”); and

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and Lee
County Administrative Code AC-13-6, provide an opportunity for private individuals to request
amendment to the Future Land Use Map through a small scale amendment public hearing
process; and

WHEREAS, the Local Planning Agency (“LPA") held a public hearing on the adoption of
the proposed amendment on June 24, 2024. At that hearing the LPA found the proposed
amendment to be consistent with the Lee Plan and recommended that the Board adopt the
amendment; and

WHEREAS, the Board held a public hearing for the adoption of the proposed amendment
on August 7, 2024. At that hearing, the Board approved a motion to adopt proposed amendment
CPA2023-00011 pertaining to Royal Palm Multi-Family, amending Map 1-A of the Lee Plan, the
Future Land Use Map. The subject parcel is located on Old Gladiolus Drive, approximately 0.3
miles from the intersection of Old Gladiolus Drive and Gladiolus Drive.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT:

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE

The Board of County Commissioners of Lee County, Florida, in compliance with Chapter
163, Part I, Florida Statutes, and with Lee County Administrative Code AC-13-6, conducted a
public hearing to review a proposed small scale amendment to the Future Land Use Map Series
of the Lee Plan. The purpose of this ordinance is to adopt the amendment to the Lee Plan
discussed at that meeting and later approved by a majority of the Board of County
Commissioners. The short title and proper reference for the Lee County Comprehensive Land
Use Plan, as hereby amended, will continue to be the “Lee Plan.” This amending ordinance may
be referred to as the “Royal Palm Multi-Family (CPA2023-00011)".
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SECTION TWO: ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN FUTURE
LAND USE MAP SERIES, MAP 1-A

The Lee County Board of County Commissioners hereby amends the existing Lee Plan,
adopted by Ordinance Number 89-02, as amended, by adopting an amendment to the Future
Land Use Map Series, Map 1-A, the Future Land Use Map to redesignate approximately 19.3
acres from the Central Urban to the Intensive Development future land use category. The subject
parcel is located on Old Gladiolus Drive, approximately 0.3 miles from the intersection of Old
Gladiolus Drive and Gladiolus Drive. The corresponding staff report and analysis, along with all
attachments for this amendment, are adopted as “support documentation” for the Lee Plan.

SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN”

No public or private development will be permitted except in conformity with the Lee Plan.
All land development regulations and land development orders must be consistent with the Lee
Plan as amended.

SECTION FOUR: MODIFICATION

It is the intent of the Board of County Commissioners that the provisions of this Ordinance
may be modified as a result of consideration that may arise during Public Hearing(s). Such
modifications shall be incorporated into the final version.

SECTION FIVE: GEOGRAPHIC APPLICABILITY

The Lee Plan is applicable throughout the unincorporated area of Lee County, Florida,
except in those unincorporated areas included in joint or interlocal agreements with other local
governments that specifically provide otherwise.

SECTION SIX: SEVERABILITY

The provisions of this ordinance are severable and it is the intention of the Board of
County Commissioners of Lee County, Florida, to confer the whole or any part of the powers
herein provided. If any of the provisions of this ordinance are held unconstitutional by a court of
competent jurisdiction, the decision of that court will not affect or impair the remaining provisions
of this ordinance. It is hereby declared to be the legislative intent of the Board of County
Commissioners that this ordinance would have been adopted had the unconstitutional provisions
not been included therein.

SECTION SEVEN: INCLUSION IN CODE, CODIFICATION AND SCRIVENERS’ ERROR

It is the intention of the Board of County Commissioners that the provisions of this
ordinance will become and be made a part of the Lee County Code. Sections of this ordinance
may be re-numbered or re-lettered and the word “ordinance” may be changed to “section,”
“article” or other appropriate word or phrase in order to accomplish this intention; and regardless
of whether inclusion in the code is accomplished, sections of this ordinance may be renumbered
or relettered. The correction of typographical errors that do not affect the intent may be authorized
by the County Manager, or his designee, without need of a public hearing, by filing a corrected or
re-codified copy with the Clerk of the Circuit Court.
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SECTION EIGHT: EFFECTIVE DATE

The small scale Lee Plan amendment adopted by this ordinance will be effective 31 days
after adoption unless challenged within 30 days after adoption. If challenged within 30 days after
adoption, the small scale amendment to the Lee Plan will not be effective until the Florida
Department of Economic Opportunity or the Administrative Commission issues a final order
determining the small scale amendment is in compliance with Florida Statutes, Section 163.3184

No development orders, development permits or land uses dependent on this amendment may
be issued or commence before the amendment has become effective.

Commissioner Pendergrass made a motion to adopt the foregoing ordinance, seconded
by Commissioner Sandelli. The vote was as follows:

Kevin Ruane

Cecil L Pendergrass
Raymond Sandelli
Brian Hamman
Mike Greenwell

Aye
Aye
Aye
Aye
Aye

DONE AND ADOPTED this 7' of August, 2024.

ATTEST:
KEVIN C. NES
CLERK OF/CIRCUIT COURT

e. uty Clerk
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Exhibit A (Adopted by BOCC August 7, 2024):

Existing Future Land Use Map
Proposed Future Land Use Map

BOARD OF COUNTY COMMISSIONERS
OF LEE COUNTY, FLORIDA

AL

Mike Greenwell, Chair

DATE: E":"}?"’

APPROVED AS TO FORM FOR THE
RELIANCE OF LEE COUNTY ONLY

5 i

Lee County Attorney’s Oﬂﬁf
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FLORIDA DEPARTMENT 0f STATE

RON DESANTIS CORD BYRD
Governor Secretary of State

August 13, 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. 24-13, which was filed in this office on August 13, 2024.

Sincerely,

Alexandra Leijon
Administrative Code and Register Director

AL/wlh

RECEIVED

By Melissa Butler at 8:59 am, Aug 13, 2024

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


Melissa Butler
Received


FLORIDA COUNTY ORDINANCE DATA RETRIEVAL SYSTEM
CODRS CODING FORM

COUNTY : Lee COUNTY ORDINANCE #: 24-13

(e.g.,93=001)

PRIMARY KEYFIELD
DESCRIPTOR: Comprehensive Planning

SECONDARY KEYFIELD
DESCRIPTOR: Planning

OTHER KEYFIELD
DESCRIPTOR: Land Use Planning

ORDINANCE DESCRIPTION: Royal Palm Multifamily

(25 Characters Maximum Including Spaces)

ORDINANCES AMENDED: (List below the ordinances that are amended by this
legislation. If more than two, list the most recent two.)

AMENDMENT #1: 89-02 AMENDMENT #2:

ORDINANCES REPEALED: (List below the ordinances that are repealed
by this legislation.)

REPEAL #1: : REPEAIL #3:

REPEAL #2: ; REPEAL #4:

(Others Repealed: List All That Apply):

(FOR OFFICE USE ONLY) : COUNTY CODE NUMBER:

KEYFIELD 1 CODE: KEYFIELD 2 CODE:

KEYFIELD 3 CODE:

Rev. 09/11/02
CODING



MEMORANDUM
FROM THE
OFFICE OF COUNTY ATTORNEY

VIA HAND DELIVERY
DATE: August 8, 2024

e
To: Commissioner Mike Greenwell FR@\/Q"/Q-—‘

Michael D. Jacob
Deputy County Attorney

Chair, Board of County
Commissioners

RE: Lee County Ordinance Amending the Lee County Comprehensive Plan
Ord #24-13 (CPA2023-00011)

Adoption Hearing — Royal Palm Multifamily Map Amendment

On August 7, 2024, the Board of County Commissioners adopted an ordinance amending
the Lee County Comprehensive Plan. The original ordinance is attached to this memorandum for
execution. Kindly execute the ordinance at your earliest convenience and then forward to Eileen
Gabrick in the Minutes Department.

By copy of this memorandum to Eileen Gabrick, | request that a clerk attest to the Chair’s
signature on the attached ordinance and email a copy of the fully executed ordinance with all
exhibits to my attention.

Insofar as State Statute mandates that the ordinance reach Tallahassee within ten (10)
days of the adoption, please expedite the above request so that the ordinance arrives in
Tallahassee no later than August 17, 2024. Also attached please find the Data Retrieval form to
accompany the ordinance when transmitted to the State.

Thank you for your assistance.
MDJ/les

Attachment:
Ord #24-13 (CPA2023-00011)

cc via email only: Laurel Chick, Internal Services Manager
Samantha Westen, Executive Assistant
Rose Bahena, Administrative Specialist, Senior
Eileen Gabrick, Manager, Minutes Department
leeclerkminutes@leeclerk.org
Brandon Dunn, Principal Planner, Planning
Becky Sweigert, Principal Planner, DCD
Janet Miller, Administrative Specialist/DCD
Erica Temerario, Legal Administrative Specialist (for ordinance history)
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STAFF REPORT FOR ROYAL PALM
MULTIFAMILY: CPA2023-00011

Small-Scale Map Amendment to the Lee Plan

Recommendation:
Adopt

Applicant:
Flournoy Development

Group

Representative:
Fred Drovdlic, AICP

RVi Planning and
Landscape Architecture

Property Location:
15180 Meadow Cir

Fort Myers

Property Size:
+ 19.3 Acres

Planning District:
District 15

Commissioner District:
District #3

Hearing Dates:
LPA: 06/24/24
BoCC #1: 08/07/24

Attachments:
1: Proposed Amendments

Lee County

Southwest Floida

REQUEST

Amend Lee Plan Map 1-A to redesignate approximately 19.3 acres from the Central
Urban to the Intensive Development future land use category.

SUMMARY

This is a privately initiated Comprehensive Plan Amendment to the Future Land Use
Map (Map 1-A), requesting to change the future land use category from Central Urban
to Intensive Development. The amendments will support the redevelopment of a
hurricane-damaged mobile home park as a multi-family residential project by
increasing the maximum standard density from 10 dwelling units per acre to 14
dwelling units per acre and allowing the applicant to request bonus density up to 22
dwelling units per acre.

PROJECT LOCATION

The subject property is located on Old Gladiolus Drive, approximately 0.3 miles from
the intersection of Old Gladiolus Drive and Gladiolus Drive. The property has frontage
on Old Gladiolus Drive to the north and is proposing a new access point to US-41 to the
east.
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Figure 1: Location Map
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 DISCUSSION AND ANALYSIS

CONCURRENT REQUESTS

The applicant has concurrently filed an application to rezone the subject property from Mobile Home
Conservation Residential District (MHC-2) to Residential Planned Development (RPD), indicating the type
of development that is anticipated on the subject property. The RPD proposes development of multi-
family units at maximum density, utilizing the existing access point on Old Gladiolus Drive and adding a
new access point onto US-411,

SUBJECT PROPERTY

The subject property is located on the site previously occupied by Royal Palm Village. This community was
established in 1982 as an age-restricted (50+) mobile home community. The previous development
located on the site consisted of approximately 130 mobile homes on individually owned parcels?. The
community sustained significant damage during Hurricane lan, and a majority of members voted to
dissolve the condominium association and sell the property?. The subject property was rezoned to MHC-
2 in 1991% and has been designated as Central Urban since the Lee Plan’s inception in 1984°,

SURROUNDING PROPERTIES

Nearby uses contain a mix of residential types, including condominiums, quadplexes, single-family homes,
and mobile homes. Surrounding residential properties are within the Central Urban and Suburban future
land use categories. The Suburban future land use category, which contains a mixture of single-family
homes and commercial uses, is separated from the subject property by Philip’s Creek. There are
commercial properties east of the subject property on both sides of US-41 within the Central Urban future
land use category. Commercial parcels to the north, across Old Gladiolus Drive, are within the Intensive
Development future land use category. The surrounding properties are conventionally zoned, with a
mixture of zoning categories consisting of C-1, CC, RM-2, RS-1, and AG-2. The surrounding commercial
uses consist of an automotive dealership, two large-scale commercial stores, and several strip commercial
developments. Additional details on the surrounding properties are provided in Table 1.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
North Intensive Development C-1 Car Dealership
East Central Urban C-1&cCC Retail commerecial
South Suburban RS-1, AG-2 & CC Single-family
West Central Urban RM-2 Multi-family

1 DCI2023-00049

2 Shaw, D. (1982). Declaration of condominium: Royal Palm Village Condominium. Lee County Official Records Book
1617, pp. 762-811.

3 Caves, J.R. (2023). Plan of termination of Royal Palm Village Condominium. Lee County Official Records INSTR. #
2023000254733.

4Z-90-055.

5 Lee County Board of County Commissioners, Lee County Ordinance No. 84-28: Lee County Comprehensive Plan
(Lee County, 1984), 1-7.



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

The applicant is requesting to amend the future land use category of the subject property from Central
Urban to Intensive Development. The current future land use category allows for a standard density of up
to 10 dwelling units per acre, with the opportunity to pursue bonus density of up to 15 dwelling units per
acre. The proposed future land use category would allow a standard density of up to 14 dwelling units per
acre with the opportunity to pursue bonus density of up to 22 dwelling units per acre. The existing and
proposed future land use categories are otherwise similar in allowed uses and intensity of non-residential
development.

Lee Plan policies describing the existing and proposed future land use categories are provided below.

POLICY 1.1.2: The Intensive Development future land use category is located along major arterial
roads. By virtue of their location, the County's current development patterns, and the available and
potential levels of public services, areas with this designation are suited to accommodate high
densities and intensities. Mixed use developments of high-density residential, commercial, limited
light industrial, and office uses are encouraged to be developed as described in Objective 11.1,
where appropriate. The standard density range is from eight dwelling units per acre (8 du/acre) to
fourteen dwelling units per acre (14 du/acre), with a maximum total density of twenty-two dwelling
units per acre (22 du/acre). The maximum total density may be increased to thirty dwelling units
per acre (30 du/acre) utilizing Greater Pine Island Transfer of Development Units.

POLICY 1.1.3: The Central Urban future land use category can best be characterized as the
“urban core” of the County. These areas are already the most heavily settled and have, or will
have, the greatest range and highest levels of public services. Residential, commercial, public and
quasipublic, and limited light industrial land uses will continue to predominate in the Central
Urban future land use category. Future development in this category is encouraged to be mixed
use, as described in Objective 11.1, where appropriate. The standard density range is from four
dwelling units per acre (4 du/acre) to ten dwelling units per acre (10 du/acre), with a maximum
total density of fifteen dwelling units per acre (15 du/acre). The maximum total density may be
increased to twenty dwelling units per acre (20 du/acre) utilizing Greater Pine Island Transfer of
Development Units.

The requested amendment would allow for greater density on the subject property than is currently
permitted.

Objective 2.2, regarding Development Timing, provides that new development should be directed “to
those portions of the future urban areas where adequate public facilities exist or are assured and where
compact and contiguous development patterns can be created.” The proposed amendments will allow
for the redevelopment of an existing residential use at a higher density than previously allowed, providing
housing within an area where public facilities and services already exist, consistent with Objective 2.2. The
availability of public facilities and services is discussed in greater detail in the Service Availability section
of this report. The proposed amendment is consistent with Objective 2.2.

Lee Plan Goal 5 specifically relates to the development of residential land uses and directs the County to
“accommodate the projected population of Lee County in the year 2045 in appropriate locations”. The
proposed change to the Future Land Use Map would increase the allowable density on the subject
property, helping Lee County accommodate the projected 2045 population in an existing future urban
area.

Adopted Amendment August 7, 2024
CPA2023-00011 Page 3 of 8



Policy 5.1.2 directs Lee County to prohibit residential development “where physical constraints exist, or
require the density and design to be adjusted accordingly.” The Policy provides that such constraints or
hazards may include flood, storm, or hurricane hazards; unstable soil or geological conditions;
environmental limitations; aircraft noise; or other characteristics that may endanger the residential
community. The subject property is located within the Coastal High Hazard Area (Lee Plan Map 5-A), which
identifies areas within the storm surge line of a category 1 storm established on a Sea, Lake, and Overland
Surges from Hurricanes (SLOSH) computerized storm surge model and in Federal Emergency Management
Agency (FEMA) Flood Zone AE-EL11. To minimize hazards to the proposed development, the design will
be required to be adjusted accordingly to be consistent with Policy 2.2, including being constructed to
standards of the Florida Building Code and FEMA based on the property’s flood zone. Additionally, the
companion rezoning provides increased setbacks between Philip’s Creek and the nearest proposed
residential buildings beyond what is currently required. The proposed amendment is consistent with
Policy 5.1.2.

Policy 5.1.3 directs high-density residential developments to locations near employment and shopping
centers, schools and parks, and mass transit and bicycle facilities. The property is centrally located near
US-41, approximately one-quarter mile south of the intersection of US-41 and Gladiolus Drive, where
Gladiolus Drive becomes Six Mile Cypress Parkway. There is an existing area of commercial and industrial
activity approximately three-quarters of a mile north along Andrea Lane. A wide variety of retail uses
operate along US-41, and the Market Square and Bell Tower shopping centers are within a mile and a half
to two miles of the property. The subject property has access to several major commercial centers and an
industrial center of the County. It also has close access to Lakes Park, Florida Southwestern State College,
South Fort Myers High School, LeeTran Route 240, and is in close proximity to existing routes on the Lee
County Walkways and Bikeways Map and Lee County Greenways Master Plan (Lee Plan Maps 3-D and 4-
E). The proposed amendment is consistent with Policy 5.1.3.

As discussed above, the proposed amendment is consistent with the stated purpose of Goal 5 — “to
accommodate the projected population in appropriate locations, guided by the Future Land Use Map, and
in attractive and safe neighborhoods with a variety of price ranges and housing types.” This is further
supported by the Housing Element and Economic Element of the Lee Plan, specifically Policy 135.1.9 and
Policy 160.1.3.

Lee Plan Policy 101.1.4 regarding Coastal Area Planning and Sec. 163.3178(8), F.S. require comprehensive
plan amendments that increase density within the Coastal High Hazard Area to provide appropriate
mitigation to offset the additional density. The development will be required to maintain an emergency
preparedness plan meeting the standards set forth in Lee County Administrative Code 7-7. The developer
is responsible for mitigating the impacts on hurricane shelter availability and evacuation capability in
accordance with Lee County Land Development Code Chapter 2, Article XI. The extent of mitigation
required will be determined at the time of Development Order. The proposed amendment is consistent
with Policy 101.1.4.

Given the previously developed nature of the property, there are no wetlands or rare and unique upland
habitats within the subject property boundary documented in the applicant’s Environmental Impact
Analysis. Additionally, the applicant did not identify any protected species on the property. The southern
boundary of the property abuts Philip’s Creek, a natural waterbody that conveys offsite flows that
originate from the east side of US-41 and residential properties to the south of Philip’s Creek. These offsite
flows are then ultimately conveyed to Estero Bay Aquatic Preserve. The concurrent rezoning application
is proposing to maintain the existing surface water flows as required by Policy 126.1.4.

Adopted Amendment August 7, 2024
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Based on the analysis above, the proposed Future Land Use Map amendment to redesignate the subject
property from Central Urban to Intensive Development is consistent with the Lee Plan’s goals,
objectives, and policies.

SERVICE AVAILABILITY

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

Transportation: The subject property is located on Old Gladiolus Drive but has requested an additional
access point on US-41 from the Florida Department of Transportation. US-41 is a state-maintained arterial
road and Old Gladiolus Drive is a county-maintained local road.

Short-range Impacts: The proposed amendment will not cause any roadway link to fall below the
recommended minimum acceptable Level of Service thresholds.

Long-Range Impacts: The proposed amendment will not cause any roadway link to fall below the
recommended minimum acceptable Level of Service thresholds.

Several segments of US-41 adjacent to the site are projected to operate at service level “F” by the year
2045 with and without the proposed amendment. 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 within one-quarter mile of a fixed route corridor, and bus stop
#11490 is within one-quarter mile of the property. The 2021 Transit Development Plan identifies the need
for enhanced or additional transit services in the area. The developer may be required to connect to and
improve transit facilities at the time of Development Order.

Utilities: The subject property is within the Lee County Utilities future potable water and sanitary sewer
service areas as identified on Lee Plan Maps 4-A and 4-B. Lee County Utilities has provided a letter stating
that adequate potable water and sanitary sewer services are available to support the increased density.
Potable water service will be provided through the Green Meadows Water Treatment Plant and the Fiesta
Village Water Reclamation Facility will provide sanitary sewer. There are no reuse mains within the vicinity
of the project.

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

Fire: The South Trail Fire Protection and Rescue Service District provided a letter dated March 8, 2024,
stating that it is capable of providing fire protection to the subject property.

EMS: The subject property has access to Emergency Medical Services. Lee County Emergency Medical
Services provided a letter dated November 16, 2024, stating that it is able to serve the property from one
ambulance located 1.6 miles from the property and a second location 2.3 miles from the property.

Adopted Amendment August 7, 2024
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Police: The Lee County Sheriff’s Office will provide law enforcement services primarily from the Central
District offices in Fort Myers. The Sheriff's Office stated in a letter dated November 13, 2023, that the
development of the subject property will not affect its ability 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 dated November 16, 2023, 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, which is acceptable according to Sec. 163.3180(6), F.S. and Lee
Plan Policy 68.2.3. This is common, and the school board will adjust its population projections accordingly.

CONCLUSIONS

The proposed Comprehensive Plan Amendment to the Future Land Use Map, to change the future land
use category designation of the subject property from Central Urban to Intensive Development, assists
Lee County in accommodating the projected 2045 population in an existing Future Urban Area, where
existing infrastructure and development are in place by increasing the maximum standard density from
10 dwelling units per acre to 14 dwelling units per acre, with the potential for bonus density up to 22
dwelling units per acre.

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

e Development in the surrounding area, including the existing employment center, recreation
space, and commercial activity, supports the proposed increase in density, consistent with Goal
5, and Policies 135.1.9 and 160.1.3.

e There are adequate regulatory levels of service available to accommodate anticipated
development on the subject property, consistent with Objective 2.2.

e The subject property is appropriate for increased residential development, and the developer is
able to design the property to minimize hazards to residential development, consistent with
Policies 5.1.3 and 5.1.2.

e The uses allowed within the proposed future land use category are compatible with nearby uses.

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

Adopted Amendment August 7, 2024
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PART 2

LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: June 24, 2024

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments,
subject property, existing and proposed future land use categories, surrounding uses, consistency
with the Lee Plan, and concurrent rezoning request.

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 about the ownership of the property, hurricane damage sustained by the
property, impact of required fill and stormwater management, access to the site, distance to the
single-family homes south of the property, the definition of Coastal High Hazard Area, existing
elevation of the property, notice given to nearby property owners, density requested under the
concurrent rezone, consistency with State Statutes, and future changes to Map 1-A in this area.

There was one public comment on the proposed amendment. The public comment expressed support
of the proposed amendment, citing changes in the surrounding area and difficulty meeting flood
elevation on individual mobile-home parcels.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2023-
00011. The motion passed 5 to 0.

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

C. STAFF RECOMMENDATION
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.

Adopted Amendment August 7, 2024
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PART 3
BOARD OF COUNTY COMMISIONERS
ADOPTION HEARING

DATE OF PUBLIC HEARING: August 7, 2024
A. BOARD REVIEW:
Staff provided a brief presentation for the proposed amendment which included LPA and staff
recommendations and an overview of the proposed amendment, compatibility with the surrounding

area, Lee Plan consistency, and availability of public services.

Following this, the applicant’s representatives provided a brief presentation highlighting the benefits
of the proposed amendment and the requested motion from the BoCC.

There were no public comments concerning the proposed amendments.

B. BOARD ACTION:
A motion was made to adopt CPA2023-00011 as recommended by staff and the LPA. The motion
passed 5to 0.

VOTE:
MIKE GREENWELL AYE
BRIAN HAMMAN AYE
CECIL PENDERGRASS AYE
KEVIN RUANE AYE
RAY SANDELLI AYE
Adopted Amendment August 7, 2024
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ATTACHMENT 1

» Existing Future Land Use Map

» Proposed Future Land Use Map
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