LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, DECEMBER 9, 2024
9:00 AM

AGENDA

Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
Public Forum

Approval of Minutes — September 23, 2024

Lee Plan Amendments

A. CPA2024-00008 Airport Master Plan Update

Amend Lee Plan Policy 1.1.12 to update references to the Airport
Master Plan as required by Florida Statute 163.3177(1)(b) and
163.3177(6)(b)4, and Policy 47.3.3 to update references to the Board
of Port Commissioners.

B. CPA2024-00005 Florida Gulf Coast Business Center

Amend Lee Plan Policy 1.3.4 describing the Industrial Commercial
Interchange future land use category to remove the requirement that
light industrial uses comprise a minimum of 50% of the total floor
area within areas added to this future land use category after January
1, 2007.

C. CPA2024-00007 House Bill 1379 (2023) Update
Amend Lee Plan to implement House Bill 1379. House Bill 1379 is a
wide-ranging amendment to Florida Statutes related to environmental
protection in the areas of wastewater management, septic systems,
sanitary sewer services and planning, Basin Management Action
Plans (BMAP), and the wastewater grant program. Amendments to
the Lee Plan are required to maintain consistency with Florida
Statutes. Additional minor amendments have also been identified to
update cross-references to various County ordinances and plans.



5. Land Development Code Amendments

Food Truck Parks

Fences and Walls

Pools, Pool Decks, and Screen Enclosures

Entrance Gates and Gatehouses

Density Calculations

Planting Requirements in Airport Wildlife Hazard Protection Zones
General Provisions for Surface Water Management

Required Street Access

Development Order Review of Capital Improvement Projects

TIOMMODOwW>

Other Business
6. Adjournment

This meeting is open to the public. Interested parties may appear at the meeting
and be heard. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Joan LaGuardia, (239) 533-2314, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact jmiller@leegov.com.



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com

CPA2024-00005

Florida Gulf Coast
Business Center



STAFF REPORT FOR CPA2024-00005:
FLORIDA GULF COAST BUSINESS CENTER

Privately Initiated Text Amendment to the Lee Plan

Recommendation: REQUEST

Transmit Amend Lee Plan Policy 1.3.4 to remove the requirement that a minimum of 50% of the
total floor area consist of light industrial uses for properties added to the Industrial
Applicant: Commercial Interchange future land use category after January 1, 2007.

Alan C. Freeman

SUMMARY

. Lee Plan Policy 1.3.4 places development parameters on areas added to the Industrial
B HIES AT Commercial Interchange future land use category after January 1, 2007. These
Al Quattrone parameters include a maximum of 20% retail commercial uses and a minimum of 50%

Quattrone & Associates, light industrial uses for the total floor area.
Inc.

These development parameters are only applicable to £74.32 acres on the east side
Amended Element(s): of Three Oaks Parkway, approximately one-half mile north of Alico Road. The
Future Land Use applicant is proposing the amendment to accommodate additional non-retail
commercial uses on these areas.

Hearing Dates:

LPA: 12/09/24

BoCC #1: TBD

BoCC #2: TBD

Attachment(s):

1: Text Amendment
2: Applicant Materials

Figure 1: Impacted Properties

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) transmit the
proposed amendment as shown in Attachment 1.




PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND

The Industrial Commercial Interchange future land use category was created with the original future land
use map of the Lee Plan, with the designation covering parcels on the north side of Alico Road, near the
interchange of Alico and Interstate 75. At that time Policy 1.3.4 of the Lee Plan was written as follows:

Policy 1.3.4: The Industrial Commercial Interchange areas are designated to permit a mixture of
light industrial and/or commercial uses. This category does not permit heavy industrial uses.!

Additional language was added to Policy 1.3.4 in 2007 when the County adopted Ordinance Number 07-
10. Following the adoption of Ordinance 07-10, Policy 1.3.4 read:

POLICY 1.3.4: The Industrial Commercial Interchange areas are designated to permit a mixture
of light industrial and/or commercial uses. This category does not permit heavy industrial uses.
Within areas expanded beyond the existing Industrial Commercial Interchange boundaries (on
January 1, 2007), retail commercial uses will be limited to 20% of the total floor area and light
industrial uses will be a minimum of 50% of the total floor area

The “areas expanded beyond the existing Industrial Commercial Interchange boundaries” included +82.86
acres north of the boundary of the Industrial Commercial Interchange future land use category at the time
of the adoption of Ordinance 07-10.

Ordinance 07-10 was the adopting ordinance of CPA2005-00005. The applicant of CPA2005-00005
originally requested a map amendment to redesignate the upland portion of an +82.86 acre parcel from
the Industrial Development and Wetlands future land use categories to the Industrial Commercial
Interchange and Wetlands future land use categories. The £4.52 acres within the Wetland future land use
category were not redesignated. Concerns by Lee County and by the Florida Department of Community
Affairs led to the inclusion of development parameters within the text of Policy 1.3.4.

Lee County concerns about loss of land valuable for job creation led to the 20% cap on retail commercial
uses. Lee County and State concerns about traffic concurrency led to the 50% minimum light industrial
requirement. Lee County maintains that the cap on retail commercial uses is consistent with the Lee Plan’s
vision of providing quality jobs in appropriate locations; however, the Florida Statutes and the Lee Plan
were amended making transportation concurrency non-regulatory, eliminating the need for the minimum
light industrial use requirement designed to reduce the number of daily trips.

Impacted Properties

The proposed amendment impacts approximately +74.32 acres of land in Lee County that were
redesignated from Industrial Development to Industrial Commercial Interchange via Ordinance Number
07-10. All lands that are required to comply with the limitations are contained within a single Mixed-use
Planned Development (MPD), approved by Resolution Z-12-019, with modifications made in 20182,

1 The Lee Plan. Adopted January 31, 1989. Prepared by the Division of Planning, Department of Growth
Management and Capital Improvements for the Lee County Board of County Commissioners.
27-18-001 and ADD2018-00055



Existing uses within the MPD include out-patient surgery centers, logistics offices, and medical testing and
treatment labs. The existing uses provide for quality and diverse employment opportunities within an area
that has seen strong economic growth over the past decade.

Surrounding Properties

Parcels to the north and west of the impacted area are currently vacant and are within the Industrial
Development and Wetlands future land use categories. Properties to the south are within the General
Interchange future land use category and contain a mixture of residential, commercial, and hotel uses.
East of the impacted area is Interstate 75. The proposed amendment will help to provide a transition of
commercial uses between approved residential uses and future industrial uses.

LEE PLAN ANALYSIS

Lee Plan Objective 1.3 discusses the Interstate Highway Interchange Areas, describing them as special
areas adjacent to the interchanges of Interstate 75 with specific primary roles that differ depending on
the interchange, as designated by specific future land use categories. The proposed amendment to Policy
1.3.4 is shown below and in Attachment 1, in strikethrough and underline format.

POLICY 1.3.4: The Industrial Commercial Interchange areas are designated to permit a mixture
of light industrial and/or commercial uses. This category does not permit heavy industrial uses.
Within areas expanded beyond the existing Industrial Commercial Interchange boundaries (on
January 1, 2007), retail commercial uses will be limited to 20% of the total floor area-and-tight
X ol 1 - : 4 L '

Policy 159.1.2 of the Lee Plan provides that Lee County will support policies and programs which attract
high-growth and competitive businesses. The applicant is proposing to strike the requirement that 50%
of the total floor area must contain light industrial uses. The applicant is not proposing to remove the
requirement that a maximum of 20% be allocated to retail uses. This will allow the development of other
non-retail commercial uses such as offices, research centers, and medical providers. Residential uses are
prohibited within the Industrial Commercial Interchange future land use category and would remain
prohibited with the proposed amendment. The proposed amendment will allow the continued
development of high-growth and competitive businesses, consistent with Policy 159.1.2 and existing
development.

The parcels impacted by the proposed amendment are partially within Airport Noise Zone B and Airport
Noise Zone C, as depicted on Lee Plan Map 1-E. Policy 1.6.1 prohibits residential units, places of worship,
libraries, schools, hospitals, correctional institutions, or nursing homes within Airport Noize Zone B. The
proposed amendment does not promote or grant allowances to residential uses or other uses prohibited
within Airport Noise Zone B, consistent with Policy 1.6.1. Port Authority Staff have reviewed the proposed
amendment and have no objections.

Allowing for further development of non-retail commercial uses is consistent with Objective 158.2, which
seeks to ensure maximum employment opportunities within Lee County. The proposed amendment is
also consistent with Policy 160.3.1 by allowing uses to co-locate with similar desired uses in close
proximity to Florida Gulf Coast University.

PUBLIC FACILITIES AND INFRASTRUCTURE

Staff Report for LPA November 27, 2024
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Lands within the Industrial Commercial Interchange future land use category have access to major arterial
roadways and public services. Lee County Department of Transportation is in the process of connecting
Three Oaks Parkway from Alico Road to Daniels Parkway. This planned connection will provide greater
accessibility to the parcels impacted by the proposed amendment.

Analysis of the applicant’s Traffic Impact Study by Lee County Department of Transportation indicates that
the proposed amendment does not cause any roadway segments to fail in the short-term, but does cause
a failure of the segment of Alico Road between US 41 and Oriole Road. The impacts related to the
proposed amendment are due to an anticipated increase of 1% to the daily trip generation of the areas
impacted by this 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.”

Lee County Utilities water and sewer infrastructure currently exists on the impacted site. Notable future
expansions of Lee County Utilities’ capacity infrastructure include the future construction of the Southeast
Advanced Water Treatment Facility, which is approximately five miles straight-line distance from the
impacted site.

Site-specific impacts to public services and availability of service will be examined in any future
development applications for construction on the impacted site.

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
application requests 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.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides following conclusions:

e The amendment to Lee Plan Policy 1.3.4 is consistent with the intent of the original language of
the policy from the 1989 Lee Plan.
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e The amendment maintains the intent of Ordinance 07-10, which added the limitations, while
accounting for the changes to Florida Statutes.

e The amendment is compatible with adjacent existing and planned developments and uses.

e The applicability of the amendment is limited to £74.32 acres contained within a single planned
development.

e The proposed amendment will have a positive impact on the economy and is consistent with the
Lee Plan’s Economic Element.

e Public services including Emergency Medical Service, Police, Fire protection, utilities, and solid
waste collection currently serve the areas impacted by the proposed amendment. Additional
impacts to public services and concurrency requirements will be evaluated during future required
Development Order(s).

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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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS

FUTURE LAND USE ELEMENT
a. Growth Management

POLICY 1.3.4: The Industrial Commercial Interchange areas are designated to
permit a mixture of light industrial and/or commercial uses. This category does not
permit heavy industrial uses. Within areas expanded beyond the existing Industrial
Commercial Interchange boundaries (on January 1, 2007), retail commercial uses will
be limited to 20% of the total floor area-and-Hght-industrial-uses-will-be-a-minimum
of 50%-of the-total-floor-area.

Attachment 1 June 17, 2022
CPA2022-00005 Page 1 of 2
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