


NOTICE OF PROPOSED AMENDMENT TO THE
LEE COUNTY COMPREHENSIVE LAND USE PLAN
(TRANSMITTAL HEARING)

The Lee County Board of County Commissioners will hold a public hearing to consider
proposed amendments to the Lee County Comprehensive Land Use Plan (Lee Plan) on
Wednesday, November 6, 2024. The hearing will commence at 9:30 a.m., or as soon
thereafter as can be heard, in the Board Chambers, 2120 Main Street in Downtown Fort
Myers. At the hearing, the Board will consider the proposed amendments for transmittal to
the Florida Department of Commerce:

CPA2023-00012 Babcock Lee Text Amendment - Amend Lee Plan Policies 1.1.15,
29.9.1, and 29.9.2 relating to the New Community future land use category and Note
19 of Table 1(a), Summary of Residential Densities, to increase the residential
density for the approximately 4,157-acre portion of Babcock Ranch in Lee County
from 1 unit per 2.5 acres with a maximum of 1,630 units to 1 unit per 1.9 acres with
a maximum of 2,078 units and reduce the nonresidential intensity from 600 hotel
rooms to 250 hotel rooms. The subject site is generally located east of State Road
31 and north of North River Road.

This transmittal hearing is the first step in a two-step public hearing process to amend the
Lee Plan. A second hearing will follow the Department of Commerce’s review of the
application.

Documentation for the Proposed Comprehensive Plan Amendment is available at
https://www.leegov.com/dcd/planning/cpa or at the Department of Community Development
located at 1500 Monroe Street, Fort Myers, Florida. This meeting is open to the public.
Interested parties may appear at the meeting and be heard with respect to the proposed
plan amendment. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

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

Lee County will not discriminate against individuals on the basis of race, color, national
origin, sex, age, disability, religion, income or family status. To request language
interpretation, document translation or an ADA-qualified reasonable modification at no
charge to the requestor, contact Raphaela Morais-Peroba, (239) 533-8782, Florida Relay
Service 711, at least five business days in advance. El Condado de Lee brindara servicios
de traduccidn sin cargo a personas con el idioma limitado del inglés.


https://www.leegov.com/dcd/planning/cpa
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Text Amendment



SUMMARY SHEET FOR
CPA2023-00012- BABCOCK LEE
TRANSMITTAL HEARING

REQUEST:

e Amend Lee Plan Policy 1.1.15, New Community, to change the density allowance from
one (1) unit per 2.5 (1 du/2.5 acres) acres to one (1) unit per 1.9 acres (1 du/1.9 acres).

e Amend Lee Plan Policy 29.9.1 regarding residential density for Babcock Ranch from 1 unit
per 2.5 acres for a maximum of 1,630 units to 1 unit per 1.9 acres for a maximum of 2,078
units.

e Amend Lee Plan Policy 29.9.2 regarding nonresidential intensities for Babcock Ranch to
decrease the total number of permitted hotel rooms from 600 to 250.

e Amend Note 19 of Table 1(a) to reflect the changed density of the New Community Future
Land Use Category in Babcock Ranch.

SUMMARY:

This is a privately initiated text amendment on the portion of Babcock Ranch located within Lee
County in the New Community Future Land Use Category to increase the allowed density from 1
unit per 2.5 acres to 1 unit per 1.9 acres with a maximum number of units to 2,078 and reduce
the total number of hotel rooms from 600 to 250. The companion Planned Development
Amendment also increases the onsite preservation area from 2,079 acres to 2,613 acres.

LPA PUBLIC HEARING:
The LPA discussed the proposed amendments and various merits of the case, housing types,
traffic, access, and uses.

LPA PUBLIC INPUT:
One member of the public addressed the LPA in support of the proposed amendments.

LPA MOTIONS:
A motion was made to recommend that the Board of County Commissioners transmit CPA2023-
00012. The motion passed 6 to O.

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

STAFF RECOMMENDATION: Staff recommends that the BoCC transmit the proposed
amendments as provided in Attachment 1 of the staff report.
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STAFF REPORT FOR
CPA2023-00012:
BABCOCK LEE TEXT AMENDMENT

Privately Initiated Text Amendments to the Lee Plan

Recommendation: REQUEST

Transmit e Amend Lee Plan Policy 1.1.15, New Community, to change the density allowance from
one (1) unit per 2.5 (1 du/2.5 acres) acres to one (1) unit per 1.9 acres (1 du/1.9 acres).

Applicant: e Amend Lee Plan Policy 29.9.1 regarding residential density for Babcock Ranch from 1

Babcock Property Holdings, LLC unit per 2.5 acres for a maximum of 1,630 units to 1 unit per 1.9 acres for a maximum
of 2,078 units.

Representative: e Amend Lee Plan Policy 29.9.2 regarding nonresidential intensities for Babcock Ranch to

RVi Planning + Landscape decrease the total number of permitted hotel rooms from 600 to 250.

Architecture e Amend Note 19 of Table 1(a) to reflect the changed density of the New Community

Future Land Use Category in Babcock Ranch.

Hearing Dates:

LPA: 09/23/2024 SUMMARY

BoCC #1: TBD This is a privately initiated text amendment on the portion of Babcock Ranch located within

BoCC #2: TBD Lee County in the New Community Future Land Use Category to increase the allowed
density from 1 unit per 2.5 acres to 1 unit per 1.9 acres with a maximum number of units to

Attachments: 2,078 and reduce the total number of hotel rooms from 600 to 250. The companion Planned

1: Proposed Amendment Development Amendment also increases the onsite preservation area from 2,079 acres to

2,613 acres.

LOCATION
The proposed amendments are text amendments impacting the New Community Future
Land Use designation on the portion of Babcock Ranch located within Lee County.

Figure 1: Aerial location and Future Land Use Map, showing area impacted by proposed amendment.

RECOMMENDATION

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




PART 1
STAFF ANALYSIS
BACKGROUND
Babcock Ranch is a multi-use development with portions within Lee and Charlotte Counties. The Charlotte
County side of Babcock Ranch was developed as a Development of Regional Impact. The DRI allows for
the development of 17,870 dwelling units, 6 million square feet of non-residential uses, 600 hotel rooms,
177 hospital beds, 418 assisted living facility units, educational facilities, recreational uses, and civic space.

Approximately 4,157 acres of the 18,000-acre Babcock Ranch property are within Lee County. In 2018, the
portion of Babcock Ranch within Lee County (Babcock Lee) was given the New Community Future Land
Use Category (FLUC), which allowed a density of one dwelling unit per two-and-a-half acres (1DU/2.5
Acres) of uplands for a maximum of 1,630 dwelling units along with other non-residential uses. A
companion rezone to Mixed Use Planned Development (MPD) was also approved via Resolution Z-17-026.

Development has started on the Lee County side of Babcock Ranch with the TerraWalk community, some
commercial areas, and infrastructure; however, most of the existing development is on the Charlotte
County side of the community.

In late 2023, the applicant submitted the subject petition for a text amendment to the Lee Plan and a
companion amendment to the MPD (DCI2023-00053). Under Florida Statute 163.3184(12), an applicant
may request concurrent review of a zoning application with a Comprehensive Plan Amendment. Under
this statute, “zoning changes approved by the local government are contingent upon the comprehensive
plan or plan amendment transmitted becoming effective.”?!

Future Land Use Category

The portion of Babcock Ranch within Lee County (Babcock Lee) has New Community FLUC, which is
designed to facilitate a self-sustaining community with a mixture of residential and nonresidential uses
per Policy 1.1.15. Policy 1.1.15, as it currently exists in the Lee Plan, is reproduced below.

POLICY 1.1.15: The New Community future land use category are areas of land that can
be planned and developed as a cohesive unit in order to better achieve conservation of
important environmental resources and to initiate area wide surface water management.
New Community land must be located such that the area is capable of being developed
with a balance of residential and non-residential uses and that major impacts of the
development are internalized and/or alleviated by infrastructure that is existing or will be
funded privately. New Community areas will be developed as freestanding economic units
and will not impose negative fiscal impacts on the County (other than those associated with
the delay in placing property improvements on the tax rolls). The residential density is one
unit per 2.5 gross acres (1 du/2.5 acres) except within the Gateway/Airport Planning
District, where a residential density of up to six dwelling units per gross acre (6 du/acre)
may be permitted.

Development within the New Community future land use category must have at least the
following characteristics:
1. The land will be developed under a well-conceived overall Planned Development;

1F.S. 163.3184, Process for adoption of comprehensive plan or plan amendment

Staff Report for BOCC Transmittal Hearing October 23, 2024
CPA2023-00012 Page 2 of 12



2. The land can be served with all necessary facilities and services at no expense to
the County. Uniform Community Development Districts and special taxing
districts may be utilized toward achieving this objective;

3. Population, recreation, open space, educational, office, and research facilities are
distributed in an orderly and attractive manner;

4. The land must be developed in such a manner as to protect environmentally
sensitive areas;

5. The land must be developed as a free-standing community offering a complete
range of land uses (e.g. a full mix of housing types for a range of household
incomes, industrial and office employment centers, and community facilities such
as fire departments, schools, law enforcement offices, public recreational areas,
health care facilities, and community commercial areas). The mix of land uses will
be evaluated through buildout of the New Community to ensure developments
include both residential and non-residential uses;

Off-site impacts must be mitigated,;

7. On-site levels of service must meet the County-wide standards contained in this
plan;

8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate
balance of land uses; and

9. The land must be developed consistent with Goal 29 if located within the North
Olga Community Plan area identified on Lee Plan Map 2-A.

S

Babcock Lee also contains sections of Wetlands FLUC, described in Objective 1.5. The proposed
amendments would not impact how the County reviews the portions of the property in a Wetlands FLUC.

Community Plan Area
In addition to the New Community FLUC, the North Olga and Northeast Lee County Community Plan Areas
apply to the affected area.

The Northeast Lee Community Plan Area encompasses all of the land east of SR 31 north of the river to
the Charlotte and Hendry County boundaries, as well as the rural areas south of the river along Palm Beach
Blvd. Northeast Lee includes two additional Community Plan Areas: North Olga and Alva. Babcock Lee is
within the North Olga Community Plan Area (Lee Plan Goal 29).

Lee Plan Objective 29.9 provides guidance on New Community FLUC within the North Olga Community
plan area by outlining residential density, nonresidential intensity, environmental enhancements, water
quality and hydrological concerns, infrastructure requirements, and development standards.

Planning District

Babcock Lee is located in the Northeast Lee Planning District (District 1), which allocates 1,115 acres to
the New Community FLUC for residential development and 300 acres for commercial development. The
proposed amendment will not increase the development footprint or change the future land use category
of any property and, therefore, will not require a change to the acreage allocations in the Northeast Lee
Planning District to accommodate anticipated development.

REQUEST

The proposed text amendment changes four policies relating to the residential density and number of
hotel rooms allowed in the New Community Future Land Use Category for the portion of Babcock Ranch
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within Lee County. This is the only area of the county this text amendment impacts. The requested
changes are reflected in strikethrough/underline format below.

POLICY 1.1.15: The New Community future land use category are areas of land that can
be planned and developed as a cohesive unit in-erderto better achieve the conservation
of important environmental resources and te-initiate area-wide-area-wide surface water
management. New Community land must be located such that the area is capable of
being developed with a balance of residential and non-residential uses and that major
impacts of the development are internalized and/or alleviated by existing infrastructure
the-is—existing-or will be funded privately. New Community areas will be developed as
freestanding economic units and will not impose negative fiscal impacts on the County
(other than those associated with the delay in placing property improvements on the tax
rolls). The residential density is one unit per 2:51.9 gross acres (1 du/2-51.9 acres) except
within the Gateway/Airport Planning District, where a residential density of up to six
dwelling units per gross acre (6 du/acre) may be permitted.

Development within the New Community future land use category must have at least the
following characteristics:

1. The land will be developed under a well-conceived overall Planned
Development;

2. Theland can be served with all necessary facilities and services at no expense
to the County. Uniform Community Development Districts and special taxing
districts may be utilized toward achieving this objective;

3. Population, recreation, open space, educational, office, and research facilities
are distributed in an orderly and attractive manner;

4. The land must be developed in such a manner as to protect environmentally
sensitive areas;

5. The land must be developed as a free-standing community offering a
complete range of land uses (e.g. a full mix of housing types for a range of
household incomes, industrial and office employment centers, and
community facilities such as fire departments, schools, law enforcement
offices, public recreational areas, health care facilities, and community
commercial areas). The mix of land uses will be evaluated through buildout
of the New Community to ensure developments include both residential and
non-residential uses;?

6. Off-site impacts must be mitigated;

7. On-site levels of service must meet the County-wide standards contained in
this plan;

8. The land area must exceed a minimum of 2,000 acres to ensure an
appropriate balance of land uses; and

9. The land must be developed consistent with Goal 29 if located within the
North Olga Community Plan area identified on Lee Plan Map 2-A.
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Policy 29.9.1: Residential densities for land within the New Community future land use
category may be permitted up to a maximum of 1 du/2-5-1.9 acres. In no case shall the
unit count in the New Community future land use category in North Olga exceed
1;6302,078 dwelling units.

Policy 29.9.2: Non-residential intensities for lands within the New Community future land
use category will be limited to a maximum permitted Floor Area Ratio (FAR) of 0.15. The
FAR will be based upon the gross acreage dedicated to non-residential uses within the
overall planned development boundary, including all uplands, wetlands, open space,
rights-of-way, recreation areas, and/or lake. In no case shall the total commercial square
footage in the New Community future land use category in North Olga exceed 1,170,000
square feet, in addition to 666-250 hotel rooms.

Table 1(a) Note 19: ¥ The maximum density in the New Community future land use
category is limited to 1 du/2:51.9 acres in the North Olga Community Plan area (see Policy
1.1.15).

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development
in the county. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee
Plan divides these elements into chapters, which are further supported by goals, objectives, standards,
and policies. Lee Plan Chapter Xlll, entitled Administration, section “d” addresses Amendments to the
Plan. The applicable paragraph is reproduced below.

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The subject
petition is a privately initiated amendment to the Lee Plan, meaning it has been requested by an entity
other than the County and follows the amendment process described in Florida Statutes section 163.3184.

The proposed amendments have complied with the procedural requirements of the Lee Plan, Lee County
Administrative Code 13-6, and State Statute.

LEE PLAN CONSISTENCY
The comprehensive plan applies to all land use decisions within the county. Where goals, objectives, or
policies of particular elements conflict, those conflicts will be resolved based on an analysis of the Lee
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Plan as a whole. The Lee Plan analysis included in this staff report outlines the proposed amendments in
relation to the most applicable Lee Plan goals, objectives, and policies to determine their appropriateness.

According to Policy 1.1.15, areas of the land with New Community should be self-sufficient, multi-use
developments that prioritize conservation through clustered development design and provide area-wide
surface water management and other infrastructure. Babcock Ranch is a mixed-use, master-planned
community with utilities, surface water management, conservation areas, and other associated
infrastructure. The applicant is proposing an amendment to this policy to allow a slightly higher density
to facilitate additional residential units in Babcock Lee for multi-family and Assisted Living Facility uses.
No changes are proposed to the FLUM that would increase the acreage of the New Community FLUC in
the Northeast Lee Planning District. The proposed density increase is not inconsistent with the intent of
Policy 1.1.15.

Lee Plan Objective 1.5 states that the County will designate lands that are identified as wetlands according
to state statute with a Wetland FLUC that, per Policy 1.5.1, restricts permitted uses to very low-density
residential uses and recreational uses that will not adversely affect the ecological functions of the
wetlands. The proposed text amendments do not change what is allowable within the Wetlands future
land use category or decrease the amount of Wetlands on the property. The applicant will add seven (7)
acres of wetlands to the FLUM with the Administrative Interpretation process described in the
Administration Chapter of the Lee Plan and as required by Policy 1.5.2. The applicant’s total number of
residential units accounts for a calculation of one (1) dwelling unit per twenty (20) acres of impacted
wetlands, resulting in a total of three (3) dwelling units derived from wetland areas. The remaining units
are derived from approximately 4,101 acres of uplands and preserved wetlands. The proposed
amendments do not impact the preservation of wetlands or increase the total acreage of impacted
wetlands and are therefore not inconsistent with the policies in Objective 1.5.

Goal 2 of the Lee Plan addresses Growth Management within the county. The application materials state
that the proposed density increase will only occur in areas already approved for development, and the
densest areas will be located close to other areas within the community with higher density and intensity.
The proposed amendments support Goal 2 broadly by increasing density in an area of the county with
sufficient infrastructure to serve the proposed changes without impacting undeveloped areas inside or
outside of Babcock Ranch.

Goal 5, Residential Land Uses, states that the county will provide housing for the anticipated population
in 2045 in suitable areas through attractive neighborhoods with a variety of housing options at affordable
prices. The proposed amendment increases the density and total number of dwelling units allowed in an
area of the county with attractive neighborhoods. Per the application materials, the increased density is
to support the inclusion of affordable housing units and assisted living facilities. The additional housing
options supported by the proposed amendment are broadly consistent with Goal 5, as well as the
following supporting policies.

Policy 5.1.2 prohibits residential development where physical constraints or hazards exist. Hazards and
constraints are defined as “flood, storm, or hurricane hazards; unstable soil or geologic conditions;
environmental limitations; aircraft noise; or other characteristics that may endanger the residential
community.” As previously noted, the proposed amendment will allow for increased density in areas
within Babcock Ranch that have previously been determined to be consistent with Policy 5.1.2. The
proposed amendment is consistent with Policy 5.1.2.
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Part B of the Lee Plan’s Future Land Use Element addresses Community Planning. The Goals 17, 27, and
29 apply to the proposed text amendment. Goal 17 includes the requirements for all development within
a Community Plan area. Goals 27 and 29 apply to the specific Community Plan Areas the text amendment
would apply to: Northeast Lee County and North Olga, respectively.

Objective 17.3 requires public input as part of the comprehensive plan and land development code
amendment processes. Policy 17.3.2 specifically states,

One public information meeting is required for privately-initiated applications that
propose a text change within a community plan or revises a map designation within a
community plan area boundary. The meeting must be conducted before the application can
be found complete.

The proposed text amendments have been private-initiated and impact an area of the county within the
North Olga and Northeast Lee County Community Plan Areas. The applicant held the following public
meetings:

MEETING TYPE DATE

Babcock Public Meeting 12/08/2023
North Olga Planning Panel 1/18/2024
Alva Inc Meeting 2/14/2024
Alva Inc Meeting 3/12/2024
North Olga Community Meeting 3/16/2024
North Olga Planning Panel 4/18/2024
North Olga Planning Panel 7/18/2024

The official North Olga Community Meeting was held on March 16™ at the intersection of Saw Palmetto
Parkway and Curry Preserve Drive at 10:00 a.m. This intersection is within Babcock Ranch in Lee County.
The application materials include a meeting summary and sign-in sheet with three attendees meeting the
requirements of Policy 17.3.4. The application was found complete and sufficient on August 20, 2024.
Policy 17.3.3 requires community input meetings to be held within the boundaries of the community plan
area that they impact. This is expanded upon further in a footnote in the policy, requiring projects within
Northeast Lee County to hold a public information meeting within both North Olga and Alva. The applicant
met with Alva, Inc. on February 13, 2024, and March 12, 2024. The applicant has complied with the Lee
Plan requirements for Public Input in Objective 17.3.

The Northeast Lee County Community Plan Area seeks to maintain and enhance the rural character of the
communities in Northeast Lee County, generally known as Alva and North Olga; both have individual
community plans in addition to the Northeast Lee Community Plan. The proposed text amendment
applies to property within the Northeast Lee (Goal 27) and North Olga (Goal 29) Community Plan Areas.

Objective 27.1, Agricultural and Rural Character, states,

Maintain and enhance the viability of the existing and evolving commercial agricultural
operations, preserve open space, and retain the rural character of Northeast Lee County.
For the purposes of this objective, rural character is defined as those characteristics that
convey a sense of rural lifestyle such as large lots or clustered development, ample views
of wooded areas, open spaces, and river fronts, working farms and productive agricultural
uses, and the protection of environmentally sensitive lands.
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Policy 27.1.1 supports Objective 27.1 by encouraging continued commercial agricultural operations and
clustered new development to conserve open lands. The proposed text amendment increases density for
properties with New Community FLUC in the Northeast Lee Community Plan Area from 1 unit per 2.5
acres to 1 unit per 1.9 acres; however, the proposed density increase will occur in areas already designated
for clustered development and does not add any new development acreage to the Planning District in
which it is located. Additionally, the amendment decreased the number of hotel rooms in the portion of
Babcock Ranch within Lee County. Therefore, the proposed amendment does not inhibit or change the
rural nature of the properties it impacts more than what is already permitted in the FLUC and is
consistent with Objective 27.1 and Policy 27.1.1.

Policy 27.4.1 addresses the rural character of North River Road,

Work to preserve the rural character and scenic qualities of North River Road, and support
multiple modes of travel for residents, businesses, visitors, and commercial agriculture
within Northeast Lee County. Implementation of this policy will not impact the function or
operation of agricultural lands within the Planning Community for the purposes of scenic
preservation.

The proposed text amendment does not increase development along North River Road, and the
concurrent zoning amendment to the Planned Development Master Concept Plan does not change any
access points to the development along North River Road. According to the application materials, all
development will be adjacent to the Charlotte County boundary, where the high-intensity uses within
Babcock Ranch are already located. The proposed text amendment does not conflict with Policy 27.4.1.

Goal 29 establishes the North Olga Community Plan to ensure North Olga’s rural character and heritage
persist over time. Objective 29.1 directs the County to establish comprehensive plan policies, land
development code regulations, and other planning mechanisms to ensure new development does not
detract from the rural nature of the community and established commercial agricultural businesses. Policy
29.1.1 addresses the rural aesthetics of the community and promotes compact, clustered development
to maintain large, contiguous open spaces. The proposed text amendments do increase the density
allowed in the portion of Babcock Ranch within Lee County, but they do not expand the areas that will be
developed. The master concept plan submitted with the concurrent planned development amendments
increases the open space in the portion of the Babcock Ranch property closest to Noth River Road.
Additionally, the text amendments do not change any design, landscaping, or signage requirements. The
proposed text amendments are consistent with Objective 29.1.

Objective 29.2 describes residential uses that support the rural character of the area. As stated previously,
the proposed amendments do increase the allowed density slightly but do not increase the development
area. The application materials state,

This text amendment will continue to allow for the clustering of development in a mixed-
use setting by allowing for an additional 360 multifamily dwelling units. The remaining
density will be utilized for assisted living facility beds...These changes will provide
additional housing diversity and allow aging in place opportunities for existing and future
residents and their families®.

Staff concurs with the applicant. The increased density is consistent with Policy 29.2.1, which encourages
planned developments to provide a mixture of housing types. The Master Concept Plan also continues to

2 Request narrative page 3.
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depict larger-lot residential development in the areas closest to residential development outside of
Babcock Ranch and maintains community gathering areas, consistent with Policy 29.2.2 and Policy 29.2.3.

The proposed text amendments also reduce the number of hotel rooms permitted in the Lee County
portion of Babcock Ranch. The reduced number of hotel rooms does not conflict with Objective 29.3
regarding commercial land uses outside of Babcock.

Objective 29.9 provides the guidelines for properties with New Community FLUC in the North Olga
Community Plan Area. Babcock Ranch is the only property with this future land use designation in this
Community Plan Area. This objective states,

Land designated as New Community on the Future Land Use Map within the North Olga
Community Plan area will be developed as a unified planned development in order to
achieve conservation and enhancement of important environmental resources; initiate
area wide surface water management; prevent sprawling land use patterns; create critical
hydrological and wildlife corridors and connections; and protect rural character of the
surrounding community.

The applicant is not proposing any changes to the text of Objective 29.9. The proposed changes do not
change whether Babcock Lee will be developed as a unified planned development, reduce conservation
areas, change the surface water management mechanisms, or decrease the hydrological or wildlife
corridor requirements. The applicant has proposed adding more conservation areas and increasing
density in areas where development is already slated to exist. Increasing density without increasing the
development area reduces sprawl.

Three policies support objective 29.9. The first, Policy 29.9.1, sets the residential density and unit cap for
properties with New Community FLUC in North Olga. The second, Policy 29.9.2, sets the nonresidential
intensities for New Community in North Olga. The last policy, Policy 29.9.3, details all the conditions and
requirements the planned development must include. The applicant is requesting text amendments to
Policies 29.9.1 and 29.9.2. No changes are requested to Policy 29.9.3. The applicant is trading some
commercial intensity for additional residential density, and, in addition to reducing the number of hotel
units, the applicant will, through the administrative Future Land Use Map determination and the
companion planned development amendment, increase the natural preserve areas from 2,079 acres to
2,613 acres, which equates to over 60% of the site.?

The proposed text amendment to Policy 29.9.1 to increase the residential density changes the density
from one (1) unit per 2.5 acres to one (1) unit per 1.9 acres. This density is lower than the county’s allowed
density for the Rural, Rural Community Preserve, and Outer Islands Future Land Use Categories and only
slightly higher than the density allowed in the Coastal Rural FLUC. All of these FLUCs are considered Future
Non-Urban Areas. The proposed density increase does not increase density above that allowed in non-
urban areas, which helps maintain the community's rural character. The proposed amendments are
consistent with Objective 29.9, its supporting policies, and the County’s Vision Statement to accurately
depict areas of growth with the Future Land Use Map.

3 Request narrative page 11.
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The proposed text amendment to Policy 29.9.2 reduces the commercial intensity, specifically the number
of potential hotel rooms from 600 to 250. No other changes are proposed to this policy. Reducing the
number of hotel rooms is consistent with the intent of Policy 29.9.2 to limit commercial development.

The proposed amendments are consistent with the Future Land Use Element's Goals, Objectives, and
Policies.

Chapter lll, Transportation Element, of the Lee Plan includes the goals, objectives, and policies relating to
transportation in the county. Objective 36.3, Babcock Ranch Community (BRC), includes transportation
requirements for Babcock Ranch. No amendments are proposed to this section, and the proposed text
amendments do not impact the policies in this objective or the county’s ability to enforce these policies.

In addition to Policy 72.2.2, the county requires the applicant to address hurricane evacuation at the time
of the Development Order in Policy 101.3.5. This policy states,

An applicant of a development order for any permanent or temporary places of residence
including, but not limited to, caretakers residence, dormitories, hotels or motels, and
dwelling units within the Hurricane Vulnerability Zone or on islands, must provide
appropriate mitigation as determined by Lee County Department of Public Safety, which
may include, but is not limited to, the payment of a fee, or construction of hurricane shelters
and transportation facilities.

Lee Plan Goal 123, Resource Protection, states that the County will “manage coastal, wetland and upland
ecosystems and natural resources in order to maintain and enhance native habitats, floral and faunal
species diversity, water quality, and natural surface water characteristics.” The proposed text
amendments do not allow an increase in the impacts on wetlands on site. The proposed text amendments
are not inconsistent with Goal 123 or its supporting policies.

Lee Plan Chapter VIII contains the Housing Element. The proposed text amendments increase density
within the portion of Babcock Ranch in Lee County. The application materials state that the additional
units will be used to create multi-family units, including some affordable housing and an assisted living
facility, broadly supporting Lee Plan Goal 135, Objective 135.1, and Objective 135.4.

SERVICE AVAILABILITY

The applicant provided Letters of Availability demonstrating adequate potable water, sanitary sewer, solid
waste, police, EMS, schools, and public transit services to accommodate the development allowed by the
proposed text amendments.

Transportation: CPA applications are required to provide information on a short-range (5 years) and long-
range (20+ years) level of service (LOS) analysis. The 5-year analysis indicates SR 80 from SR 31 to
Buckingham Rd and SR 31 from SR 80 to Shirley Ln will operate at LOS “F” with and without the proposed
change. The Long Range 2045 Horizon LOS analysis indicates SR 80 from SR 31 to Buckingham Rd, SR 31
from SR 78 to County Line will operate at LOS “F” with and without the proposed change, SR 31 from SR
80 to SR 78 will operate at LOS “D” without the proposed change and LOS “F” with the proposed change.
SR 31, SR 80, and SR 78 are arterials maintained by the State of Florida. 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.” Transportation impacts will be reviewed again with the rezone
application and development orders.
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Mass Transit: The affected area is not within one-quarter mile of a fixed-route corridor, the closest bus
stop is not within one-quarter mile, and the 2016 TDP does not identify the need for enhanced or
additional transit services in the area.

Utilities: The affected area is within the Babcock Ranch Community Independent Special District for
potable water, sanitary sewer service, and reclaim. In a letter dated November 30, 2023, the Babcock
Ranch Community Independent Special District stated the infrastructure requirements but did not commit
to reservation of services. Ultimately, the District will be responsible for ensuring capacity for potable
water, sanitary sewer, and reclaim services on-site. Capacity for water and sewer facilities will be reviewed
at the time of the Development Order consistent with Objective 4.1.

Solid Waste: Waste Pro of Florida indicated in a letter dated February 21, 2024, that they do not object
to the proposed amendments and future development.

Fire and EMS: The Bayshore Fire District indicated in a letter dated February 9, 2023, that they could
provide fire and rescue services based on the understanding that the District and Lee County EMS will be
building a Fire/EMS facility and providing services on land donated by Babcock within the development.

Police: The Lee County Sheriff will provide law enforcement services from the North District offices in
North Fort Myers. The Sheriff indicated in a letter dated November 28, 2023, that the proposed
amendment will not affect the ability of the Lee County Sheriff’s Office to provide law enforcement
services to the area. The Sheriff’'s Office requests a Crime Prevention Through Environmental Design
(CPTED) report at the time of the Development Order.

Schools: The School District of Lee County provided a letter on December 12, 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. Additionally, the portion of Babcock Ranch within Charlotte County contains
a K-8 and a 9-12 school, the Babcock Neighborhood School and Babcock High School, respectively.
According to the school website, out-of-county students within 4 miles of the school property may enter
a lottery for the opportunity to attend the local schools.

CONCLUSION
Based on the analysis above, the text amendments to Policy 1.1.15, Policy 29.9.1, Policy 29.9.2, and Note
19 of Table 1(a) are consistent with the Lee Plan.
e The application has met the procedural requirements of the Lee Plan, Lee County Administrative
Code 13-6, and State Statute.
e The proposed Non-Urban density is consistent and compatible with the Community Plan Areas
in Goals 27 and 29.
e Theincreased density supports Goals 5 and 135 with diverse housing choices and aging-in-place.
e The areas where density will be increased are internal to the site, close to the Charlotte County
boundary, where development already exists, and there are no physical constraints or hazards,
consistent with Policy 5.1.2.
e Infrastructure and services are available per Lee Plan Goal 2.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed amendment as shown in Attachment 1.
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PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: September 23, 2024

A. LOCAL PLANNING AGENCY REVIEW

The applicant’s representatives provided a presentation addressing the requested amendments, the
subject property, surrounding uses, consistency with the Lee Plan, traffic study, environmental
impacts, and an overview of the companion rezoning application.

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

Members of the LPA asked about the timeline for roadway projects surrounding the property,
proposed housing types, environmental impacts, and reduction of commercial uses.

One member of the public addressed the LPA in favor of the proposed amendments, citing the
planning efforts in Northeast Lee County to ensure development was clustered and open space was
maintained.

LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners (BoCC) transmit
CPA2023-00012. The motion passed 6 to 0.

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

C. STAFF RECOMMENDATION

Staff recommends that the BoCC transmit the proposed amendment as provided in Attachment 1.
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS
FUTURE LAND USE ELEMENT

POLICY 1.1.15: The New Community future land use category are areas of land
that can be planned and developed as a cohesive unit ir-orderto better achieve the
conservation of important environmental resources and te-initiate area-wide-area-
wide surface water management. New Community land must be located such that
the area is capable of being developed with a balance of residential and non-
residential uses and that major impacts of the development are internalized and/or
alleviated by existing infrastructure the-is-existing-or will be funded privately. New
Community areas will be developed as freestanding economic units and will not
impose negative fiscal impacts on the County (other than those associated with the
delay in placing property improvements on the tax rolls). The residential density is
one unit per 251.9 gross acres (1 du/251.9 acres) except within the
Gateway/Airport Planning District, where a residential density of up to six dwelling
units per gross acre (6 du/acre) may be permitted.

Development within the New Community future land use category must have at
least the following characteristics:
1. The land will be developed under a well-conceived overall Planned

Development;

2. The land can be served with all necessary facilities and services at no
expense to the County. Uniform Community Development Districts and
special taxing districts may be utilized toward achieving this objective;

3. Population, recreation, open space, educational, office, and research
facilities are distributed in an orderly and attractive manner;

4. The land must be developed in such a manner as to protect
environmentally sensitive areas;

5. The land must be developed as a free-standing community offering a
complete range of land uses (e.g. a full mix of housing types for a range
of household incomes, industrial and office employment centers, and
community facilities such as fire departments, schools, law enforcement
offices, public recreational areas, health care facilities, and community
commercial areas). The mix of land uses will be evaluated through
buildout of the New Community to ensure developments include both
residential and non-residential uses;*

6. Off-site impacts must be mitigated,

7. On-site levels of service must meet the County-wide standards
contained in this plan;

8. The land area must exceed a minimum of 2,000 acres to ensure an
appropriate balance of land uses; and
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ATTACHMENT 1

9. The land must be developed consistent with Goal 29 if located within
the North Olga Community Plan area identified on Lee Plan Map 2-A.

Policy 29.9.1: Residential densities for land within the New Community future land
use category may be permitted up to a maximum of 1 du/25-1.9 acres. In no case
shall the unit count in the New Community future land use category in North Olga
exceed 1;6302,078 dwelling units.

Policy 29.9.2: Non-residential intensities for lands within the New Community
future land use category will be limited to a maximum permitted Floor Area Ratio
(FAR) of 0.15. The FAR will be based upon the gross acreage dedicated to non-
residential uses within the overall planned development boundary, including all
uplands, wetlands, open space, rights-of-way, recreation areas, and/or lake. In no
case shall the total commercial square footage in the New Community future land
use category in North Olga exceed 1,170,000 square feet, in addition to 660-250
hotel rooms.

APPENDIX B | TABLES

Table 1(a) Note 19: *® The maximum density in the New Community future land
use category is limited to 1 du/2:51.9 acres in the North Olga Community Plan area
(see Policy 1.1.15).
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