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This document contains the following reviews:

v | Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

Staff Response to the DCA Objections, Recommendations,
and Comments (ORC) Report

Board Of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: May 18, 2005
PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT/REPRESENTATIVE:
Hawks Haven Investment LLC
Represented by Matt Uhle of Knott, Consoer, Edelini, Hart & Swett, P.A.
1625 Hendry Street Third Floor '
Fort Myers, FL 33902

2. REQUEST:
Amend the Future Land Use Map series, Map 1 for 1,727 acres of land in Sections 25, 26, 27, 34,
35, 36 of Township 43 Range 26 from Rural and Suburban to Outlying Suburban. To amend Table
1 (a) of the Lee Plan to limit the area to a maximum residential density of 2 units per acre.

Amend Footnote 6 of Table 1(a), the density table to add the following language:

The property that is the subject of CPA2004-10 is elegible for an increase from 1,999 to 2,999
dwelling units upon the execution of a development agreement, which legally obligates the
developer of the property to pay a proportionate share of the cost of six-laning State Road 80 from
State Road 31 to Buckingham Road. No development orders may be issued for the additional units
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until the construction of the improvement is included in the first three years of the County's Capital
Improvement Program or the Florida Department Of Transportation Work Program.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: )
Staff recommends that the amendment not be transmitted as proposed by the applicant.
2. BASIS AND RECOMMENDED FINDINGS OF FACT:

« The property has already been approved for 1,598 dwelling units in a Residential Planned
Development. The applicant has not demonstrated a need for more dwelling units in this area.

» The property has only one access point which is onto State Road 80.
» The applicant has not justified the need for more future urban acreage in the County.

+ The proposed amendment would double the residential density on land near the Hickey Creek
Mitigation Park.

»  TheFort Myers Shores Plénning Community currently does not have any land allocated to the Outlying
Suburban Future Land Use Category on Lee Plan Table 1(b).

» The proposed amendment will cause the adopted level of service to be exceeded on several roadway
links. ‘

* The proposed amendment would create enclaves of land that do not match the future land use category
on the subject property.

» The application is internally inconsistent in describing the amount of wetlands and uplands on the
subject property. '

» The proposed amendment impacts SR 80 and Hickey Creek Mitigation Park, which are both regional
facilities. '

» To address transportation deficiencies, the applicant is proposing Development of Regional Impact
(DRI)-like conditions but without performing a DRI analysis.
C. BACKGROUND INFORMATION
1. EXISTING CONDITIONS
SIZE OF PROPERTY:1,978 acres.
-PROPERTY LOCATION: The property is located in Sections 25, 26, 27, 34, 35, 36 of

Township 43 Range 26. The property is located south of State Road 80 and east of
Buckingham Road. The property abuts the northern boundary of Lehigh Acres and is
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located west of the Hickey Creek Mitigation Park. The park is separated from the property
by a canal owned by the East Lee County Water Control District.

EXISTING USE OF LAND: The majority of the parcel is vacant pastureland. Portions
havebeen cleared and infrastructure to support the residential development approved under
Z-99-56 is under construction.

CURRENT ZONING: AG-2 and RPD. The RPD zoning was created in October 1999
by Zoning Resolution Z-99-56. The resolution created a residential planned development
and approved 1,598 dwelling units.

CURRENT FUTURE LAND USE CLASSIFICATION: Rural, Suburban, and Wetland
INFRASTRUCTURE AND SERVICES

WATER & SEWER:
Potable Water: The property is located in the Lee County Future Water Service area.

Sewer: The property is located in the Lee County Future Sewer Service Area, but receives
sewer service from the City of Fort Myers Raleigh Street Waste Water Treatment Plant via
an inter-local agreement.

FIRE:

The property is in the Fort Myers Shores Fire District. Fire service is currently provided
from a station approximately 3 miles west of the subject property and EMS service is
provided from a location 4 miles west of the subject property.

TRANSPORTATION: Access to the property is currently from State Road 80. This is
the only access proposed by the applicant. LeeTran route 100 runs along State Road 80 in
front of the entrance to the property.

SOLID WASTE FRANCHISE: ONYX Waste Services
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PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION '

This proposed amendment is one of several pending applications for the subject property. The Hawks
Haven Residential Planned Development was approved in 1999 by Zoning Resolution Z-99-056. This
resolution approved a total of 1,598 residential units. As ofthis report, the subject property is under review
to amend the governing Master Concept Plan to allow an additional 401 residential units. Ifthis proposed
amendment to the Lee Plan is adopted, further increases in density would require an application to amend
the Master Concept Plan of the Hawks Haven Residential Planned Development. The traffic impacts from
the density generated by the proposed Lee Plan Amendment would negatively impact State Road 80 and
Buckingham road, lowering the level of service to an unacceptable level for sections of those roads.

There is a discrepancy in the exact acreage of wetland and uplands within the property. The acreage
allocation represented in the application is not consistent with other sources provided by the applicant The
original application lists 1,648 acres in the Rural category, 79 acres in the Suburban category and 251 acres
in the Wetland category. The Environmental Resource Permit from the South Florida Water Management
District (SFWMD) lists 1,797 acres total with 242 acres of wetland. The electronic data received from the
applicant shows 1,727 acres of Rural. The applicant is requesting a maximum of 2,999 residential units on
the property, which is less than the number of units resulting from any of the estimates. Therefore the exact
wetland acreage does not affect the number of residential units permitted on the property.

The applicant is also proposing to amend Lee Plan Table 1(a) to add the following language:

The property that is the subject of CPA2004-10 is elegible for an increase from 1,999 to
2,999 dwelling units upon the execution of a development agreement, which legally
obligates the developer of the property to pay a proportionate share of the cost of six-
laning State Road 80 from State Road 31 to Buckingham Road. No development orders
may be issued for the additional units until the construction of the improvement is included
in the first three years of the County's Capital Improvement Program or the Florida
Department Of Transportation Work Program.

By including this language, the applicant is voluntarily adopting a mitigation methodology similar to that
used in the DRI process. The proposed amendment is not undergoing a DRI review.

PROJECT SUMMARY

The applicant proposes to redesignate the Rural and Suburban portions of the subject property to Outlying
Suburban with a maximum of 2 du/acre. The areas designated as in the Wetland category are not part of
the proposed amendment. The applicant also proposes to amend footnote 6 of Table 1 (a) of the Lee Plan
to address the impact of the increased density upon nearby roadways. Future development of parcels
beyond the 1,999 limit proposed by this amendment would not be possible until the developer of the
parcels shared the cost of six laning a section of SR 80 between SR 31 and Buckingham Road.
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COMPREHENSIVE PLAN BACKGROUND

In 1984, Lee County adopted its first official Future Land Use Map (FLUM) as an integral part of its
comprehensive plan. On that map, the majority of the subject property was part of the Rural land use
category. Maximum standard density for the Rural category was established by the 1984 plan with a
standard density range of 1 du/acre. The Rural land use category was described as areas that “are to remain
predominately rural, that is, low density residential use and minimal non-residential land uses that are
needed to serve the rural community.”

According to the application, 79 acres of the property were designated Suburban on the 1984 FLUM. The
standard density range for Suburban category is 1-6 du/acre. The Suburban category is intended to
provide housing near the more urban areas but not the full mix of land uses typical of urban areas.

There are several areas in the Wetland Future Land Use Category within the subject property. The exact
acreage is not known due to discrepancies in the amendment application. The application lists 251 acres
of wetland but the Environmental Resource Permit from the SFWMD lists 242 acres of wetland. The
standard density range is 1 du/20 acres. The category permits residential and recreational uses that do not
adversely affect the ecological functioning of these areas.

ADJACENT ZONING AND USES

Zoning: The property abuts RS-1 zoned lands in Lehigh acres to the south. Property to the east is zoned
AG-2. Property to the northeast is zoned RM-2. Property north of the subject property and south of SR80
is AG-2, and the property to the west is zoned AG-2, RPD, RS-1, and RM-2.

Adjacent Land Uses: North of the subject property the land is developed for low density single family
residences and agriculture. The Hickey Creek Mitigation Park (HCMP) is located on the eastern border
of the property. The park is separated from the subject property by a large canal owned on the south end
by the East Lee County Water Control District. The Lehigh Acres property to the south consists of vacant
single family lots. To the southwest the land is vacant, but has been approved for residential development.

POPULATION ACCOMMODATION CAPACITY DISCUSSION

The Hawks Haven RPD is currently approved for 1,598 dwelling units. If the proposed amendment is
adopted, the total potential number of units within the project will increase to 2,999. This would amount
to anincrease of 1,401 units. At 2.09 people per dwelling unit, the proposed amendment would add 2,928
people to the Future Land Use Map.

MAP 16 - PLANNING COMMUNITIES AND TABLE 1(b)

The property is within the Fort Myers Shores Planning Community. In this community, 257 acres are
allocated for commercial uses and 391 acres allocated for industrial uses. There are 783 acres allocated
for residential uses in the Rural Future Land Use Category of which 328 are existing. This leave 455 acres
available for development before 2020. There are 1,803 acres allocated for residential use in the Suburban
category of which 1,264 acres are existing and 539 acres are still available for development before 2020.
No acreage has been allocated to residential uses in the Outlying Suburban category in the Fort Myers
Shores Planning Community. Adopting the proposed amendment would necessitate an amendment
allocating residential acreage to the Outlying Suburban Future Land Use Category within the Fort Myers
Shore Planning Community. ‘
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TRANSPORTATION ISSUES
In a memo from Lee County Department of Transportation staff state:

The analysis of 2020 conditions included modification to the 2020 growth forecasts for the
traffic analysis zones (TAZs) in which the applicant’s development proposal is located,
TAZs 154 and 180. The growth forecasts in those zones were also modified to account for
a number of other recently-approved developments in the area, namely Buckingham
Gardens, Buckingham 320, Portico, and Tuscany. We felt the applicant’s configuration
of TAZ180 (i.e., centroid location, centroid connections) did not result in a reasonable
assignment of trips consistent with the way those particular developments within it are
configured and access the surrounding road network. Based on the trip generation
information, Hawks Haven represents about 57% of the total trips coming from TAZ 180,
and it only has access to SR 80. Therefore DOT staff reran the FSUTMS to assign 57%
of the traffic from TAZ 180 to SR 80, meaning the rest of the trips were assigned west to
Buckingham Road and South to Lehigh Acres. The net result was that two other road links,
besides the section of SR 80 identified by the applicant would be expected to exceed their
adopted level of service standard in 2020 even given planned improvements. The
additional segments are SR 80 from Buckingham Road to Old Olga Road, which is
projected at level of service “C” (exceeding the standard of “B”), and Buckingham Road
from Orange River Boulevard to Bird Road, which is projected at level of service “F.”

The expected improvement costs for the three segments could not be accommodated in the
current 2020 Financially Feasible Plan without sacrificing other needed projects already
in the plan. The County’s plan amendment application suggests that if the necessary
improvements cannot be accommodated within the financially feasible limits of the plan,
the requested land use change should be denied. To avoid a recommendation of denial,
the applicant has the option of making the commitment to cover the full cost of these
improvements that go beyond the 2020 Financially Feasible Plan, or scaling back his
proposal to the point that additional improvements to the affected roads are not needed.
The applicant’s suggestion to limit his development level until he has paid a proportionate
share of the cost of one of the improvements and that the improvement is actually
programmed is innovative from a comprehensive plan standpoint, but if the County were
to accept it the proposal would have to be expanded to cover the additional impacted road
segments. Staff would note that if the project is a DRI the applicant would be under the
obligation to pay a proportionate share for his transportation impacts anyway.

Another planning issue is the access for the Hawks Haven project, which is currently
limited to a single entrance onto a major arterial (SR 80). County codes require more than
one access for a project of this size, and Exhibit F.2.(a) includes the statement, “The
applicant is exploring the feasibility of providing a secondary access through Lehigh
Acres.” The traffic circulation analysis for the amendment also indicates on page 6 that
the applicant will construct site-related improvements, “Along the southern property
boundary as required to provide access to Sunshine Boulevard and Cemetery Road.”’
However, no specific commitment has been made by the applicant to provide this
secondary access and no site plan has been provided which indicates how such secondary
access will be achieved. DOT staff cannot recommend that the County allow an increase
in density for this site without a specific plan for multiple access points being included.
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PUBLIC SAFETY ISSUES

Emergency Management - Hurricane Evacuation/Shelter Impacts
Hawks Haven is within category 2, 3, and 4 storm surge zones. The portion of the property located in

section 27 is in the category 2 storm surge zone as is a wetland area lying in sections 34 and 35. The
southeast portion of section 35 is in the category 4 storm surge zone and the rest of the property is either
in category 3 or extends beyond the hurricane model limit.

Emergency Medical Services (EMS)
In a letter dated February 23, 2004, Lee County Emergency Medical Services staff stated that current and

planned budgetary projections for additional EMS resources should meet increased demand from the
subject parcel.

Sheriff's Office Impact _
In aletter dated February 20, 2004, Sheriff’s Office staff state that they anticipate receiving reasonable and

necessary funding to support growth in demand.

Fire Service Impact
In a letter dated February 23, 2004, Fort Myers Shores Fire District Staff requests that the developer work

with the fire district in securing land for a new station within or close to the property. The reason given
is that growth in the east end of the county will create new demand for fire protection services.

SCHOOL IMPACTS

The Lee County School District owns an approximately 20-acre parcel of land within the subject property
(STRAP #27-43-26-00-00003.0030) and plans to build an elementary school there with a planned capacity
of one thousand students. In a letter from the Lee County School District dated February 17, 2004, staff
noted that an increase of 1,430 units would result in 503 students. This would necessitate 23 new
classrooms. Existing schools are at or above capacity levels so a new school site is required. Another
school, in addition to the planned new school, will be necessary to support the projected increase in student
population.

SOILS

The soil map submitted by the applicant draws its data from the 1981 Soil Survey of Lee County published
by the Soil Conservation Service. The map is consistent with plate 15 of the soil survey. There are 20 soil
types listed in the soil survey map for the property.

ENDANGERED SPECIES
In amemo dated September 7, 2004 Lee County Parks and Recreation staff state the proposed amendment
is inconsistent with the Lee Plan. Policies 77.23.3 and 77.2.10 address the prevention of impacts to
hydrological systems and the protection of natural areas. Policies 77.4.1, 77.4.2, 77.4.3, and 77.4.4
concern the protection of endangered species. Objective 77.11 and policies 77.11.1 through 77.11.6 detail
Lee County’s commitment to the protection of the Florida Panther and Black bear, both of which have
been documented at Hickey Creek Mitigation Park.

Hickey Creek Mitigation Park is a regional facility that is affected by the proposed amendment. The
impact of the proposed density has not undergone review under the DRI process.
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Environmental Services staff have not provided comment on the applicants proposed amendment.

PARKS, RECREATION AND OPEN SPACE

Community Parks

Hawks Haven is located in Community Park Impact Fee District #3, East Fort Myers. The minimum
regulatory standard for community parks in Lee County is 0.8 acres per one thousand population, and the
desired level of service standard is 2 acres per thousand population. As of the September 2004
concurrency report, there were 147 acres of developed community park land in District #3, with 36 more
acres planned with the Veterans Park expansion in Lehigh Acres. The regulatory standard in District #3
in 2004 based on the existing population was 55 acres and the desired level was 137 acres. The increase
in potential residential units on the site is approximately 2,928, residents which would translate into an
additional regulatory requirement of 1.6 acres of Community Park, or a desired level of 4 acres.

Regional Parks
The standard for regional parks is applied county wide and is 7 acres per thousand population for the

regulatory standard, and 8 acres per thousand population for the desired level of service. The additional
1,400 units created by the proposed amendment would generate a need for 14 acres at the regulatory
standard and 16 acres at the desired level of service. According to the last concurrency report, the county
had 5,857 acres of existing park and another 890 acres of potential additions. With a County populations
0f 500,000, the regulatory standard for regional parks would be 3,500 acres and the desired level of service
would be 4,000 acres.

DRAINAGE/SURFACE WATER MANAGEMENT

As the property occupies the same “footprint” as The Hawks Haven Residential Planned Development,
Surface water management measures were addressed by the master concept plan approved under zoning
resolution Z-99-056 and under Environmental Resource Permit No. 36-04006-P. If the number of units
permitted on the property is increased, by virtue of this plan amendment, the South Florida Water
Management District, the Army Corps of Engineers, and Lee County Staff must review a new master
concept plan for the property.

MASS TRANSIT

In a letter dated February 23, 2004, Lee County Transit Division Staff stated that although bus service
direct to the property is not available, service on State Road 80 is available. This makes public -
transportation available to the westernmost portions of the property. The service is provided seven days
a week and has a high frequency, creating sufficient capacity to add more riders. The closest stop to the
property is at State Road 80 and Old Olga Road.

UTILITIES

Potable Water: Daily consumption of potable water is estimated to be 711,436 gallons per day. The
project will require connection to a 24" force main on the north side for SR80 for potable water service.
This line is anticipated to have adequate capacity and pressure to serve the project and is currently supplied
by the Olga Water Plant. The Olga Plant is nearing capacity but a new water plant in North Fort Myers is
anticipated to come online. This plant will be connected to the Olga Plant and will have adequate capacity
to serve the project.

Sewer: The estimated average daily production of wastewater 711,436 gallons per day. The current plant
capacity is 11 MGD with a 3 month average of 9.14 MGD. The system currently has capacity for the
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project. The project will require construction of a 14" force main along SR80 from the project entrance
to the intersection of Buckingham Road, approximately 4,300 feet. Water and sewer services are provided
to the property as part of the currently approved RPD zoning.

SOLID WASTE ,
In an email dated March 24, 2004, Lee County Solid Waste Division Staff stated that they had no objection
to the proposed amendment.

B. CONCLUSIONS

The Hawks Haven subdivision is adequately served by public safety services. Future capacity is
available to serve the proposed increase in residential units. The public school system will need
another school site to accommodate the proposed number of units. The anticipated impact of the
increased units upon the transportation network would reduce the level of service on three different
road links to unacceptable levels. The applicant has voluntarily proposed DRI-like measures to
mitigate traffic impacts but without performing a DRI review. The Fort Myers Shore Planning
Community currently has no residential acreage allocated to the Outlying Suburban Future Land
Use Category. If the proposed amendment is adopted, the planning community must have
residential acreage allocated to the Outlying Suburban Future Land Use Category on Lee Plan
Table 1 (b), Planning Community Year 2020 Allocations.

C. STAFF RECOMMENDATION
Staff recommends that the board not transmit the amendment proposed by the applicant.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: May 23, 2005
A. LOCAL PLANNING AGENCY REVIEW

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION:
2. ' BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
NOEL ANDRESS

MATT BIXLER
DEREK BURR

RONALD INGE

CARLTON RYFFEL
FRED SCHILFFARTH

RAYMOND SCHUMANN
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PART IV - BOARD OF COUNTY COMMISSIONERS

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING:

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:

STAFF REPORT FOR
CPA 2004-10

JOHN ALBION
TAMMY HALL
BOB JANES

RAY JUDAH
DOUG ST. CERNY
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RESPONSE
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:

STAFE REPORT FOR
CPA 2004-10

JOHN ALBION
TAMMY HALL
RAY JUDAH

BOB JANES
DOUG ST. CERNY
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LEE COUNTY

DIVISION OF PLANNING

STAFF REPORT FOR

COMPREHENSIVE PLAN AMENDMENT

v | Text Amendment

v

CPA 2004-10

Map Amendment

This document contains the following reviews:

v | Staff Review

Local Planning Agency Review and Recommendation

Board of County Commissioners Hearing for Transmittal

Staff Response to the DCA Objections, Recommendations,
and Comments (ORC) Report

Board Of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE:May 9, 2005

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:
Hawks Haven Investment LLC

Represented by Matt Uhle of Knott, Consoer, Edelini, Hart & Swett, P.A.

1625 Hendry Street Third Floor
Fort Myers, FL 33902

2. REQUEST:

Amend the Future Land Use Map series, Map 1 for 1,727 acres of land in Sections 25, 26, 27 34,
35,36 of Township 43 Range 26 from Rural and Suburban to Outlying Suburban. To amend Table
1 (a) of the Lee Plan to limit the subjeet area to a maximum residential density of 2 units per acre.

Amend Footnote 6 of Table 1(a), the density table to add the following language:
The property that is the subject of CPA2004-10 is elegible for an increase from 1,999 to 2,999

eveloper of the property to pay a proportionate share of the cost of Six-laning State Road 80 from

@ welllng units upon the execution of a development agreement which legally obligates the

") State Road 31 to Buckingham Road. No development orders may be issued for the additional units

i STAFF REPORT FOR
CPA 2004-10

May XX, 2005
PAGE 1 OF 13



Egtka

until the construction of the improvement is included in the first three yeargof the County s Cap1ta1 lo ‘,w
Improvement Program or the Florida Department Of Transportation Work Program. s

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SU
1. RECOMMENDATION:
Staff recommends that the amendment not be transmitted as proposed by the applicant.

2. BASIS AND RECOMMENDED FINDINGS OF FAC

L
* The &’ﬁau,nn’: has already been approved for 1,598 dwelling units in a Residential Planned
Development. The applicant has not demonstrated a need for more dwelling units in this area.

» The applicant has not justified the need for more future urban acreage in the County.

» The proposed amendment would double the residential density on land near a Hickey Creek Mitigation
Park.

\V\(,QMU.. \&»;\& )
* The Fort Myers Shores Planning Community does not ¢ in the Outlying Suburban
Future Land Use Category.

» The proposed amendment will overly burden State Road 80 and Buckingham Road, reducing their-H<
level of service below the threshold mandated by the Florida Department Of Transportation in the case
of State Road 80 and the Lee County Department of Transportation in the case of Buckingham Road.

wk-

* The proposed amendment would create enclaves of land do not match the future land use
category on the subject property.

* The application is internally inconsistent in describing the amount of wetlands and uplands on the
subject-property.

* The proposed amendment impacts SR 80 and chkey Creek Mitigation Parlgwhich are both regional
facilities.

» According to Florida Statutes sections 380.06 (2) (c) and 380.651(3)(i) and 28 FAC 24.032, the
proposed amendment qualifies as a Development of Regional Impact (DRI) statu f1as not been
reviewed under the DRI process. < %

diduled .

%w %M&?‘L o

) 4B ALPV0P
C. BACKGROUND INFORMATION (\/\\\\J ?,o(-ou)\ o“xms
1. EXISTING CONDITIONS ®©
SIZE OF PROPERTY: The-subjeet-pro i 1,978 acres.

PROPERTY LOCATION: Thesubjeet-property is located in Sections 25, 26, 27, 34, 35,
36 of Township 43 Range 26. The\property is south of State Road 80 and east of
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Buckingham Road. The property abuts the northern boundary of Lehigh Acres and is,west
of the Hickey Creek Mitigation Park. [

EXISTING USE OF LAND: The majority of the sabjeet parcel is vacant pasturela:

Portions ef~the~property have been cleared and infrastructure‘ pproved-

residential, zoning ion. Wt o b L Mo
\wﬁ" on 7/-\/&,‘ c,ov“’w

CURRENT ZONING: The-subjectp zoned AG-2 and RPD. The RPD zoning

was created in October 1999 by Zoning Re§olution Z-99-56. The resolution created a
residential planned development and approveq 1,598 dwelling units.

CuU NT FUTURE LAND USE CLASSIFICATION:
1s-dest Rural, Suburban, and WetlandSoTr TheFuture

INFRASTRUCTURE AND SERVICES

area. \o

Sewer: The property isdn the Exst Lee County Sewer Districiggut receives sewer service
from the City of Fort Myers Raleigh Street Waste Water Treatm®at Plant via an inter-local
agreement.

WATER & SEWER:
Potable Water: The ct psperty is located in the Lee County Utilities Sewer service

FIRE: \o\,)%;‘ '

The-suject property isér the Fort*Myers Shores Fire District. Fire service is currently
provided from a station approximately 3 miles west of the subjeet property and EMS
service is provided from a location 4 miles west of the subject property.

~TRANSPORTATION: Access to the property is currently from State Road 80. LeeTran
route 100 runs along State Road 80 in front of the entrance to the sabjectproperty.

SOLID WASTE FRANCHISE: ONYX Waste Services
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PART II - STAFF ANALYSIS
A. STAFF DISCUSSION .
Nw}

INTRODUCTION

This proposed amendme isglgne of several pending applications for the subjeet property. The Hawks
Haven Residential Plapghed Development was approved in 1999 by Zoning Resolution Z-99-056. This
resolution approved d total of 1,598 residential units. As of this report, the su-bject property is under
review to amend if{s'Master Concept Plan to allow an additional 401 resi en‘t}‘%u ts, If this proposed
amendmentys adopted, further increases in density would require%&&w aster Concept Plan
of the Hawkg Haven Residential Planned Development. The traffic impacts from the proposed density
would negatiyely impact State Road 80 and Buckingham road, lowering the level of service to an
unacceptable level for sections of those roads. \

ere is a ﬁlgcre%ncy inythe exact acreage of wetland a lands within the eﬁ'egt property. Thew

fo) iCation is Mcdasistent with other sourcesm ¢ applicant,
éilweﬂands-and-uplands_on.theproperty The original apphcatlon lists 1,648 acres in the Rural category,
79 acres in the Suburban category and 251 acres in the Wetland category. The Environmental Resource
Permit from the South Florida Water Management District lists 1,797 acres total with 242 acres of t
B wetland. The electronic datareceived from the applicant shows 1,727 acres of Rural, The applicant
1s requesting a maximum of 2,999 residential units on the t propertwhwh is less than the number

of units resulting from any of the estimates. Therefore the exact wetland acreage is, meot-as—far-as-the-

number of peunﬁ%ed residential units. @MA—M M

According to communication\rom the County Attorneys Office, fh&jest-quiahﬁes as a Development U\!L,_‘_
of Regional Impact (DRI) LRSS plemisionsof Florida Statutes sections 380. 06(2) (c) and 380.631(3)(i arss “’L
and Florida Administrative Code 28-24.032. The proposed amendment is project-specific anﬁﬁm

regional {acﬂmes -namely SR 80. Ehe—proposed-amendmenﬁhereferesh@&ld—subnnt—te—the—l) -Feview

PTOCESS. \ \¢ i g mdhr~ Gy vl%u}v CARQ na&um &pﬂ—l e %L"/ Wk

PROJECT SUMMARY - W A Qr
- Lowd (N m,o(u viake
The applicant proposes to redesignate the R\?lra% and Sub portion tproperty t tying {1} M

Suburban with a maximum of 2 du/acre. The areas i 1n-the—subjeet-pareel are notlee Ple—

part of the proposed amendment. The apphcant also proposes to amend footnote 6 of Table 1.(a) of the ¥

Lee Plan to address the impact of the increased density upon nearby roadways. Future development of aw “.;é

parcels beyond the 2,999 limit proposed by this amendment would not be possible until the developer§ of d”' '
rcels shared the cost of six laning a section of SR 80 between SR 31 and Buckingham Road. 2“1';/' "

COMPREHENSIVE PLAN BACKGROUND A’W o

In 1984, Lee County adopted its first official Future Land Use Map (FLUM) as an integral part of its ,;D )4

comprehensive plan. On that map, the majority of the subject property was part of the Rural land use :

category. Maximum standard density for the Rural category was established by the 1984 plan with a 60

standard density range of 1 du/acre. The Rural land use category was described as areas that “are to remam 7’ "

predominately rural, that is, low density residential use and minimal non-residential land uses that are

needed to serve the rural community.”
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(HCMPY, The park is separated from the subject property by a large canal thatds owned on the south end
by the Eakt Lee County Water Control District. JECt Prop ehigh Acresstih
g%ﬁgany vagant single family lots. To the southwest the land is vacan/lé)ut has been approv}d for

Yus

According to the application, 79 actes of the t property Wefe de51gnated Suburban on the 1984
FLUM. The standard density range| for Suburbédn category is 1-6 du/acre. The Suburban category is
intended to provide housing near the more urban areas but not the full mix of land uses typical of urban
areas.

There are several areas in the Wetland Future Land Use Category v perty. The exact (L
amount is not known due to discrepancies in the amendment application. he standard den51ty range is

. 1 du/20 acres. The category permits residential and recreational uses that are-intended-to not adversely

affect the ecological functigning of these areas.
on W pulet ok \&ﬂM oS -
DJACENT ZONING AND USES VY l st
Zomng Theproperty-a . seu‘th-'rs-a-paﬁ-ef ehigh acres 4ndiszoned RS-k,
erty to the east is zoned AG-2. Biefroperty to the northeas zoned RM-2. The property north
of the subject property and south of SR80 is AG-2, and the property to the west 12 AG-2,RPD, RS-1,

and RM-2.

Adjacent Land Uses: North of the subject property the land is %w density single family
residences and agriculture. Te—the—east—eﬁ-the—subject'propeﬁy—is’ﬁﬁe Hickey Creek Mitigation Park

residential development. -
\ywﬁ@&xm(m ol MM

POPULATION ACCOMMODATION CAPACITY DISCUSSION wohad-
The Hawks Haven RPD is currently approved for 1,598 dwelling units. If the proposed amendmentis

adopted the total;number of units,will increase to 2 999 1ncrea e of 1,401 units. Eerthis-discusstonsy
the-we ag?%m W

MAP 16 - PLANNING COMMUNITIES AND TABLE 1(b)
The s@’é@e{ property is within the Fort Myers Shores Planning Community. In this communitWe-

257 acres) allocatgd for commercial uses and@l__zges allocated for industrj 5

Withimrthe Fort-Myers-Shores-commumnity there are 783 acres allocated for residential uses in the Rural
Future Land Wse Categorqnd 1,803 acres allocated for residential use in the Suburban category.
creage,allokated to residential uses in the Outlying Suburban category in the Fort Myers
Shores Planning Comgnunity. Adopting the proposed amendment would,zequire allocating residential
acreage for the QOutl Suburban Future Land Use Category within th¢ Fort Myers Shore Planning

Community. ‘

TRANSPORTATION ISSUES
In a memo from Lee County Department of Transportation staff state:

The analysis of 2020 conditions included modification to the 2020 growth forecasts for the
traffic analysis zones (TAZs) in which the applicant’s development proposal is located,
TAZs 154 and 180. The growth forecasts in those zones were also modified to account for
a number of other recently-approved developments in the area, namely Buckingham
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Gardens, Buckingham 320, Portico, and Tuscany. We felt the applicant’s configuration
of TAZ180 (i.e., centroid location, centroid connections) did not result in a reasonable
assignment of trips consistent with the way those particular developments within it are
configured and access the surrounding road network. Based on the trip generation
information, Hawks Haven represents about 57% of the total trips coming from TAZ 180,
and it only has access to SR 80. Therefore DOT staff reran the FSUTMS to assign 57%
of the traffic from TAZ 180 to SR 80, meaning the rest of the trips were assigned west to
Buckingham Road and South to Lehigh Acres. The net result was that two other road links,
besides the section of SR 80 identified by the applicant would be expected to exceed their
adopted level of service standard in 2020 even given planned improvements. The
additional segments are SR 80 from Buckingham Road to Old Olga Road, which is
projected at level of service “C” (exceeding the standard of “B”), and Buckingham Road
from Orange River Boulevard to Bird Road, which is projected at level of service “F.”

The expected improvement costs for the three segments could not be accommodated in the
current 2020 Financially Feasible Plan without sacrificing other needed projects already
in the plan. The County’s plan amendment application suggests that if the necessary
improvements cannot be accommodated within the financially feasible limits of the plan,
the requested land use change should be denied. To avoid a recommendation of denial,
the applicant has the option of making the commitment to cover the full cost of these
improvements that go beyond the 2020 Financially Feasible Plan, or scaling back his
proposal to the point that additional improvements to the affected roads are not needed.
The applicant’s suggestion to limit his development level until he has paid a proportionate
share of the cost of one of the improvements and that and that improvement is actually
programmed is innovative from a comprehensive plan standpoint, but if the County were
to accept it the proposal would have to be expanded to cover the additional impacted road
segments. Staff would note that if the project is a DRI the applicant would be under the
obligation to pay a proportionate share for his transportation impacts anyway.

Another planning issue is the access for the Hawks Haven project, which is currently
limited to a single entrance onto a major arterial (SR 80). County codes require more than
one access for a project of this size, and Exhibit F.2.(a) includes the statement, “The
applicant is exploring the feasibility of providing a secondary access through Lehigh
Acres.” The traffic circulation analysis for the amendment also indicates on page 6 that
the applicant will construct site-related improvements, “Along the southern property
boundary as required to provide access to Sunshine Boulevard and Cemetery Road.”
However, no specific commitment has been made by the applicant to provide this
'S secondary access and no site plan has been provided which indicates how such secondary
access will be achieved ¥DOT staff cannot recommend that the County allow an increase
in density for this site without a specific plan for multiple access points being included.

y PUBLIC SAFETY ISSUES

Emergency Management - Hurricane Evacuation/Shelter Impacts .
Hawks Haven is within beth=the category 2, 3, and 4 storm surge zones. The portion of thesu%v

property located in section 27 is in the category 2 storm surge zone as is a wetland area Ifyfhg in sectléns
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34 and 35. The southeast portion of section 35 is in the category 4 storm surge zone and the rest of the
property is either in category 3 or extends beyond the hurricane model limit.

Emergency Medical Services (EMS)

In a letter dated February 23, 2004, Lee County Emergency Medical Services staff stated that current and
planned budgetary projections for additional EMS resources should meet increased demand from the
subject parcel.

Sheriff's Office Impact
In a letter dated February 20, 2004, Sheriff’s Office staff state that they anticipate receiving reasonable and
necessary funding to support growth in demand.

Fire Service Impact

In a letter dated February 23, 2004, Fort Myers Shores Fire District Staff requegis that the developer work
with the fire district in securing land for a new station within or close to w'y,‘qéicgc’w property. The reason
given is that growth in the east end of the county will create new demand for fire protection services.

SCHOOL IMPACTS
The Lee County School District owns an approximatel / (Macre parcel of land within the subject property
(STRAP # 27-43-26-00-00003.0030) and sz 's'.,.a:‘:wug'/ ® build an elementary school there with a planned
capacity of one thousand students. In a lettef from the Lee County School District dated February 17,
2004, staff noted that an increase of 1,430 units would result in 503 students. This would necessitate 23
new classrooms. Existing schools are at or above capacity levels so a new school site is required. Another

schooggi addition to the planned new schocﬂ:uwill be‘{@-iﬁmsewe the projected Li-ncrease in student
& g

population. or-

SOILS ‘
The soil map submitted by the applicant draws it/’\sﬁ(’i*ata from the 1981 Soil Survey of Lee County
published by the Soil Conservation Service. The map is consistent with plate 15 of the soil survey. There

are 20 soil types listed in the soil survey map for the subfect-property.
posed amendment.

In amemo dated September 7, 2004 Lee County Parks and Recreation staff statenlhe proposed amendment
is inconsistent with the Lee Plan. Policies 77.23.3 and 77.2.10 address the prevention of impacts to
hydrological systems and the protection of natural areas. Policies 77.4.1, 77.4.2, 77.4.3, and 77.4.4
concern the protection of endangered species. Objective 77.11 and policies 77.11.1 through 77.11.6 detail
Lee County’s commitment to the protection of the Florida Panther and Black bear, both of which have
been documented at Hickey Creek Mitigation Park.

ENDANGERED SPECIES

nvironmental service/f‘taff hrave
~ j——

Hickey Creek Mitigation Park is a regional facility that is affected by the proposed amendment. The
impact of the proposed density has not undergone review under the DRI process.

PARKS, RECREATION AND OPEN SPACE
Community Parks
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Hawks Haven is located in Community Park Impact Fee District #3, East Fort Myers. The minimum
regulatory standard for community parks in Lee County is 0.8 acres per one thousand population, and the
desired level of service standard is 2 acres per thousand population. As of the September 2004
concurrency report, there were 147 acres of developed community park land in District #3, with 36 more
acres planned with the Veterans Park expansion in Lehigh Acres. The regulatory standard in District #3
in 2004 based on the existing population was 55 acres and the desired level was 137 acres. The increase
in potentialyunits on the site is approximately 2,000 resident§which would translate into an additional

regulatory r qulyiment of 1.6 acres of Community Park, or aesired level of 4 acres.
Regional Parks Park

The standard for regional parks is applied county wide and is 7 acres per thousand population for the
regulatory standard, and 8 acres per thousand population for the desired level of service. The additional
2,000 units created by the proposed amendment would generate a need for 14 acres at the regulatory
standard and 16 acres at the desired level of service. According to the last concurrency report, the county
had 5,857 acres of existing park and another 890 acres of potential additions. With a County populations
0f 500,000, the regulatory standard for regional parks would be 3,500 acres and the desired level of service
would be 4,000 acres.

DRAINAGE/SURFACE WATER MANAGEMENT

As the -subjsst=property occupies the same “footprint” as The Hawks Haven Residential Planned
Development, Surface water management measures were addressed by the master concept plan. approved
under zoning resolution Z-99-056 and under Environmental Resource Permit No. 36- 04006 P. If the
number of units permitted on the si¥bjetproperty is increased, afie ‘

-sabimﬁed#eévmvbythe South Florida Water Manageme Dlstrlct the Army Corps of Engmeers and
Lee County Staff. mw v

rasler wwmx\ by ooy Pl
MASS TRANSIT J

In a letter dated February 23, 2004, Lee County Transit Division Staff stated that although bus service
direct to thes:ﬂq%l property is not available, service on State Road 80 is available. This makes public
transportation available to the westernmost portions of the swbjgst property. The service is provided seven
days a weEk and has a high frequency, creating sufficient capacity to add more riders. The closest stop

to the t property is at State Road 80 and Old Olga Roa}%
oo gy 1o $ic)
UTILITIES

Potable Water: Daily consumption of potable water is estimated to be 711,436 gallons per day. The
project will require corffiection to a 24" force main on the north side fo SR80 for potable water service.
This line is anticipated to have adequate capacity and pressure to serve the project and is currently supplied
by the Olga Water Plant. The Olga Plant is nearing capacity but a new water plant in North Fort Myers is
anticipated to come online. This plant will be connected to the Olga Plant and will have adequate capacity

to serve @ﬁgﬁzt

Sewer: The estimdted average daily production of wastewater 711,436 gallons per day. The current plant
capacity is 11 MGD with a 3 month average of 9.14 MGD The system currently has capacity for the
project. The project will require construction of a 14" force main along SR80 from the project entrance
to the intersection of Buckingham Road, approximately 4,300 feet. Water and sewer services are

HWhdg provided to the Wt property as part of the currently approved RPD zoning.
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SOLID WASTE ,
In an email dated March 24, 2004, Lee County Solid Waste Division Staff stated that they had no objection

to the proposed amendment.

Red

B. CONCLUSIONS
The Hawks Haven subd1v151on is adequately served by public safety services. 3

c: o-seFveancincreased nymbereftmis. , The public school system wetfte oqhFe e A
school site to accommodate dmr Icreased number of units. Mﬁ%\eﬁ n den51ty would 130
1mpact o]

: e ren

he proposed ,:‘ nendment impacts regional facilities such as SR 80 and

Park hut has not undergone the DRI review process. The Fort Myers
ntly has no residential acreage allocated to the Outlying Suburban

to unacceptable levels.
Hickey Creek Mitigati
Shore Planning Commyinity ¢
Future Land Use Catggory. If the proposed amendment is adopted, the planning commumity wi—

ave resideptial acreage allocated to the Outlying Suburban Future Land Use Cdtegory on
Lee Plan Table 1A(b), Planning Community Year 2020 Allocations..

C. STAFF RECO
Staff reco

ENDATION
endﬂnet—to-transmit the amendment/vak\ﬁ)roposed by the applicant.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: May XX, 2005
A. LOCAL PLANNING AGENCY REVIEW

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

C. VOTE:
NOEL ANDRESS

MATT BIXLER

DEREK BURR

DAN DELISI

RICHARD DOWNES
RONALD INGE
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING:

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:

JOHN ALBION

TAMMY HALL

BOB JANES

RAY JUDAH

DOUG ST. CERNY
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RESPONSE
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DATE OF ADOPTION HEARING:

PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:

JOHN ALBION
ANDREW COY
RAY JUDAH

BOB JANES
DOUG ST. CERNY
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Hawk’s Haven Comprehensive Plan Amendment Request No. CPA2004-10
Scheduled June 1, 2005

The Hickey/Oak Creek Community Does Not Support
the Requested Land Use Change

Background:
The recently approved 1999 Hawk’s Haven project committed to 1,598 units, 1 unit per acre

New developer purchased additional 150 acres (which we believed would add only 150 more
units). By maximizing the density of 80 acres of Suburban land use on SR 80 they further
increased their density to 1,999 units, which is acceptable to the Hickey/Oak Creek Community.

New developer requesting comprehensive land use change to the Outlying Suburban category
(committed to a maximum of 1.5 units per acre) — would increase units by 1,000 or 2,999 units
(1,400 more units than the originally proposed development).

Hickey/Oak Creek Community does not support the requested land use change for the
following reasons:

e Does not conform to the Caloosahatchee Shores Community Plan — One common
theme that was reiterated by residents throughout the planning process was that growth and
development are acceptable as long as the density is compatible with existing density, and
the rapid_increase in_development does not place an undue burden on the existing
communities. During the Community Plan workshops and charettes discussions were held
to revisit Hawks Haven to be sure 1 unit per acre was appropriate - no changes for the
land use or the density were supported or approved in the Community Plan for the
Hawks Haven property.

+ [Incompatible with surrounding existing rural communities - Surrounding current and
future land use to the north and east is Rural and serves as transition to rural Alva (see
attached). Although the property is adjacent to Lehigh Acres, it is geographically divided
from Lehigh Acres by a large canal.

» Density is inappropriate — Oak Creek/Frank Road neighborhood to north deed restricted
to 1 unit to 2.5 acres minimum, many built properties are 5 and 10 acre parcels

¢ Negative impact on wildlife - including Hickey Creek Mitigation Park (co<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>