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SUMMARY SHEET
CPA2024-00016 — CALOOSA 80 CPA
TRANSMITTAL HEARING

REQUEST:

The applicant requests to amend the future land use category of a +/- 92.71-acre portion of the subject
property from Rural to Sub-Outlying Suburban and incorporate the entirety of the subject property into
the Lee County Utilities water and sewer service area maps to allow for the development of a residential
community with a commercial component along Palm Beach Blvd. The applicant has submitted a
companion rezone application, DCI2024-00045.

LPA PUBLIC HEARING:

The applicant’s representatives provided a presentation addressing the requested amendments, subject
property, surrounding uses, and consistency with the Lee Plan. Following this, staff made a presentation
addressing the requested amendments, consistency with the Lee Plan, and the staff recommendation.

Members of the LPA inquired about impact fees for the roads, terminology used in the staff report, the
impact of the water and sewer map amendments on adjacent properties, the water and sewer map
skipping properties between River Hall and the subject property, clarification of the potential units versus
the applicant’s proposed unit count, and the history of the Outlying Suburban category. One member of
the LPA noted that they did not find the request consistent with Lee Plan Goals 27 and 28, the Northeast
Lee and Alva Community Plan Areas.

LPA PUBLIC INPUT:

Four members of the public provided comments opposing this request, expressing concerns about
panther habitat and protected species in general, as well as the appropriateness of the request within the
Alva Community Plan Area.

LPA MOTION:
A motion was made to recommend that the Board of County Commissioners (BOCC) adopt CPA2024-
00016. The motion passed 3 to 2.

DUSTIN GARDNER NAY
DAWN RUSSELL AYE
JENNIFER SAPEN AYE
DON SCHROTENBOER AYE
STAN STOUDER NAY
HENRY ZUBA ABSENT
VACANT POSITION -

STAFF RECOMMENDATION:
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.
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STAFF REPORT FOR CPA2024-00016:

CALOOSA 80

Privately Initiated Lee Plan Map Amendment

Recommendation:
Transmit

Applicant:
Neal Communities of

Southwest Florida, LLC.

Representatives:

Alexis Crespo, AICP

RVi Planning + Landscape
Architecture

Property Location:

18910 Palm Beach Blvd,
STRAPs: 30-43-27-00-00001.0190,
29-43-27-00-00005.0000,

and 29-43-27-00-00012.0060

Size:
+192.3 acres

Planning District:
District #1 (Northeast Lee)

Commiissioner District:
District #5
Trish Petrosky

Hearing Dates:
LPA: April 27, 2026

BOCC #1: June 17, 2026
BOCC #2: TBD

Attachment(s):

1: Proposed Amendments
2: Applicant Materials

REQUESTS

e Amend Map 1-A, Future Land Use Map, to redesignate 92.71 acres of the
subject property from Rural to Sub-Outlying Suburban

e Amend Maps 4-A and 4-B, Lee County Utilities Future Water and Sewer Service
Area, to include the entire 192.3-acre subject property

e Amend Table 1(b) to increase the residential allocation for Sub-Outlying
Suburban in District 1.

SUMMARY

The applicant requests to amend the Future Land Use Category of a +/- 92.71-acre
portion of the subject property from Rural to Sub-Outlying Suburban and incorporate
the entirety of the subject property into the Lee County Utilities water and sewer
service area maps to allow for the development of a residential community with a
commercial component along Palm Beach Blvd. The applicant has submitted a
companion rezone application, DCI2024-00045.

PROPERTY LOCATION
The property is generally located east of Bateman Rd and south of Palm Beach Blvd
(SR 80).

Figure 1: Location map of the subject property.

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 AND REQUEST
The 192.3-acre subject property is comprised of three (3) currently undeveloped parcels with frontage
along Palm Beach Blvd (SR 80), east of Bateman Rd, adjacent to Lee County’s Hickey Creek Mitigation Park.

The subject property surrounds seven (7) properties that are not included in this request but have
frontage on Palm Beach Blvd (SR 80), a four-lane divided state highway with an approximately 200 ft right-
of-way (ROW). Two (2) of the seven (7) properties are held by the Florida Department of Transportation
(FDOT), and the remaining five (5) are privately held. Three (3) of the privately held properties are
developed with single-family residences.

This property has a history of planning and zoning actions. In 2009, the subject property was rezoned from
Multifamily Residential (RM-2) and Agricultural (AG-2) to Recreational Vehicle Planned Development
(RVPD) to allow 121 transient and 296 non-transient recreational vehicle (RV) sites, for a total of 417 RV
sites with associated accessory and subordinate uses, including limited commercial uses. In 2022, another
rezone application was filed, and ultimately withdrawn, requesting to rezone from RVPD to MPD to allow
783 RV units and 30,000 sf of neighborhood commercial. The 2022 rezone application included companion
Comprehensive Plan Amendment applications (CPA2022-00018 and CPA2022-00017) with a nearly
identical request to the current map amendment requests. The case was withdrawn after the Board
hearing on May 22, 2024, where it was continued indefinitely. The subject property is currently zoned
RVPD, allowing the 417 RV sites and associated accessory uses.

Future Land Use Categories

The subject property is currently within two future land use categories: Urban Community and Rural.
Approximately 101.79 acres of the subject property are currently designated as Urban Community, which
is the least-intense urban category in the County. Lee Plan Policy 1.1.4 states that this land use category
generally allows all types of land uses, but limits density to 6 units an acre with the ability to add additional
density through the County’s Bonus Density programs. The policy is reproduced below.

POLICY 1.1.4: The Urban Community future land use category are areas characterized
by a mixture of relatively intense commercial and residential uses. The residential
development in these areas will be at slightly lower densities then other future urban
categories described in this plan. As vacant properties within this category are developed,
the existing base of public services will need to be maintained which may include
expanding and strengthening them accordingly. As in the Central Urban future land use
category, predominant land uses in this category will be residential, commercial, public
and quasi-public, and limited light industrial with future development encouraged to be
mixed use, as described in Objective 11.1, where appropriate. The standard density range
is from one dwelling unit per acre (1 du/acre) to six dwelling units per acre (6 du/acre),
with a maximum total density of ten dwelling units per acre (10 du/acre). The maximum
total density may be increased to fifteen dwelling units per acre (15 du/acre) utilizing
Greater Pine Island Transfer of Development Units.

92.71 acres of the subject property are within the Rural future land use category. Policy 1.4.1 outlines the
Rural future land use category, which allows very low-density residential, agricultural, and recreational
uses. Policy 1.4.1 is reproduced below.
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POLICY 1.4.1: The Rural future land use category are areas that are to remain
predominantly rural — that is, low density residential, agricultural uses, and minimal non-
residential land uses that are needed to serve the rural community. Natural resource
extraction may be permitted in accordance with Policy 10.1.4. Maximum density in the
Rural future land use category is one dwelling unit per acre (1 du/acre). See Policy
123.2.17 for a potential density incentive resulting from preservation and/or restoration of
Rare and Unique Upland Habitat.

The property does not currently contain any land designated as the Wetlands future land use category;
however, under Objective 1.5, the Wetlands future land use category will be applied to all areas the state
identifies as wetlands. Requirements and standards pertaining to development within or adjacent to
state-designated wetlands within the subject property are not changed by the proposed amendment if
wetlands are found on the property.

Community Plan Area

In addition to the future land use categories mentioned above, the subject property is located within two
Community Plan Areas: Northeast Lee and Alva. Lee Plan Goal 27, reproduced below, describes the
Northeast Lee Community Plan Area.

GOAL 27: NORTHEAST LEE COUNTY COMMUNITY PLAN. Maintain, enhance, and
support the heritage and rural character, natural resources, and agricultural lands. Alva and
North Olga will work cooperatively toward this goal through the objectives and policies that
follow, and through their individual community plans.

Northeast Lee encompasses the land North of the Caloosahatchee River and East of SR 31 to the County
boundary and South to SR 80 (Palm Beach Blvd), with some areas extending south of SR 80. Goal 27 is
divided into four(4) objectives, each with supporting policies, that address agricultural and rural character,
rural planning toolbox, natural resources, and connectivity.

Due to the size and varying needs of the Northeast Lee Community Plan Area, it contains two additional
Community Plan Areas within its boundaries. The subject property is also located in the overlapping region
where the Alva Community Plan Area intersects with Northeast Lee. Lee Plan Goal 28, shown below,
describes the Alva Community Plan Area.

GOAL 28: ALVA COMMUNITY PLAN. Support and enhance the unique rural, historic,
agricultural character and natural environment and resources of the Alva Community Plan
area, including the rural village and surrounding area.

The Alva Community Plan Area is irregularly shaped, but generally encompasses the land East of Bob Janes
Preserve to the Charlotte and Hendry County Boundaries south to approximately 1.5 miles South of SR 80
(Palm Beach Blvd). Goal 28 is divided into six objectives, each with supporting policies, addressing Public
Resources Access, Natural Resources and Environmental Systems, Connectivity, Rural Village Framework,
Rural Lands Framework, and Rural Character.

Planning District
The subject property is located in the Northeast Lee Planning District (District 1), which allocates 813 acres
to the Urban Community and no acreage to the Sub-outlying Suburban future land use category for
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residential development. District 1 allocates 300 acres for commercial use and 30 acres for industrial use.
The applicant is requesting an amendment to Table 1(b) to allocate the appropriate acreage to residential
development in the Sub-Outlying Suburban category to accommodate the additional residential acreage
required for the proposed development.

Surrounding Properties

The subject property comprises three parcels. One parcel, which is currently designated as the Urban
Community future land use category, and two parcels, which are currently designated as the Rural future
land use category. The existing Urban Community portion of the site is adjacent to the Hickey Creek
Mitigation Park. No land use change is proposed for this parcel; only its incorporation into the Lee County
Utilities Future Water and Sewer Services Map.

TABLE 1: SURROUNDING PROPERTY INFORMATION

Future Land Use Community Plan Area Zoning Existing Use
North Rural Alva AG-2 Residential/SR 80
Single-Family
East Rural Alva AG-2 . )
Residential
Urban Residential/Private
South ) Alva AG-2 )
Community/Rural Outdoor Recreation
West Conservation Northeast Lee EC Conservation Land

As described in the second paragraph of this report on page two, the majority of the surrounding
properties are developed with large-lot single-family residences and conservation land. Across SR 80 from
the eastern-most property line is a large commercial agriculture operation. Development along this
corridor is a mixture of large-lot residential uses on agriculturally zoned properties and small-scale
commercial uses, with some commercial agriculture as well.

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 public participation provisions. The subject application requests privately
initiated map amendments 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 applicant
has met the procedural requirements in AC 13-6.
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Because the applicant is proposing a new map designation on a property that is within two (2) Community
Plan Areas, one public information meeting is required in each area prior to the application being found
sufficient under Lee Plan Policy 17.3.2. The applicant held a total of five (5) community meetings, as shown
in the Community Meetings Table, including at least one meeting in the Alva Community Plan Area and
one in the North Olga Community Plan Area, per Note 7 to Policy 17.3.3. The applicant has also submitted
documentation on the required affidavits of publication, presentation materials, and sign-in sheets. The
applicant has met the public input requirements of Lee Plan Objective 17.1.

COMMUNITY MEETINGS TABLE

DATE LOCATION COMMUNITY PLAN AREA
10/16/2024 Bayshore Fire Station Bayshore
1/14/2025 Alva Community Center Alva/Northeast Lee
2/11/2025 Alva Community Center Alva/Northeast Lee
2/19/2025 Owl Creek Drive/N River Road ROW North Olga/Northeast Lee
4/16/2025 Bayshore Fire Station Bayshore

Under Florida Statutes, the proposed amendments do not qualify as a small-scale map amendment
because they total land area exceeds 50 acres and the amendments include changes to a map that is not
part of the Future Land Use Map Series (Maps 1A through 1H); therefore, the amendments will follow
the Expedited State Review process under F.S. 163.3184(3), which will require one public hearing before
the Local Planning Agency for recommendation to the BOCC and two public hearings with the BOCC.
Applications that follow the Expedited State Review process also require review by the State Reviewing
Agencies.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within unincorporated Lee County. Where goals,
objectives, standards, or policies of particular elements conflict, those conflicts will be resolved based on
an analysis of the Lee 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.

The applicant has requested an amendment to the Future Land Use designation from Rural to Sub-
Outlying Suburban for approximately 92.71 acres of the subject property, located between the existing
Urban Community portion and the adjacent Rural areas. The Lee Plan Policy 1.1.11 describes the Sub-
Outlying Suburban category as follows:

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by
low density residential areas. Generally, the infrastructure needed for higher density
development is not planned or in place. This future land use category will be placed in
areas where higher densities would be incompatible or where there is a desire to retain a
low-density community character. Industrial land uses are not permitted. The standard
density rangel is from one dwelling unit per acre (1 du/acre) to two dwelling units per
acre (2 du/acre). Bonus densities are not allowed.

The part of the subject property that the applicant seeks to amend the Future Land Use for is surrounded
by existing very-low-density development within the Rural land use category, which allows a maximum
density of one (1) unit per acre, and undeveloped land within the Urban Community category, which
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allows a maximum standard density of six (6) units per acre with the potential for Bonus Density up to ten
(10) units an acre. The proposed Sub-Outlying Suburban land use category allows a maximum of two (2)
units per acre with no allowance for Bonus Density. The proposed Future Land Use Map amendment
would increase the potential density from one (1) unit per acre to two (2) units per acre on
approximately 92.71 acres of the subject property; however, as discussed later in this report, it would
not increase the total potential population in the Alva Community Plan Area.

A Sub-Outlying Suburban land use designation would change the broad land use category from a “Future
Non-Urban Area” to a “Future Suburban Area,” which could increase the amount of commercial
development permitted on the site. Policy 6.1.2 limits commercial development in Future Non-Urban
Areas to “Minor Commercial,” which the Lee Plan defines as “Commercial development that provides for
the sale of convenience goods and services and contains less than 30,000 square feet of gross floor area.”
Minor Commercial has additional limitations on the types of commercial uses allowed. The Alva
Community Plan includes some provisions on commercial development, but none expressly prohibit it.
The proposed map amendment to Sub-Outlying Suburban could allow more commercial development
than is currently permitted under the Rural designation.

Industrial uses are prohibited in Sub-Outlying Suburban areas and generally not allowed in Rural areas,
unless related to mining or agriculture. Lee Plan Policy 28.1.4 also limits industrial uses within the Alva
Community Plan Area. The proposed map amendment would prohibit new industrial uses altogether.

The description of Sub-Outlying Suburban also states that these areas generally lack the infrastructure
needed for higher-density development. The applicant is requesting that the entire subject property be
added to Lee County Utilities' Future Water and Wastewater Service Areas; however, the utility
infrastructure is not yet in place, and the developer will need to extend the lines to make higher-
density/intensity development possible. The subject property also has over 1400 feet of frontage on Palm
Beach Blvd (SR 80), a state-maintained divided highway.

The overall characteristics of the portion of the property the applicant wants to amend the Future Land
Use are not inconsistent with the Sub-Outlying Suburban. Based on the land use category descriptions
alone, the property is actually most similar to the Suburban category; however, the subject property is
within the Alva and Northeast Lee Community Plan Areas, which also influences the appropriateness of a
future land use designation.

Lee Plan Goal 27 is the Northeast Lee County Community Plan, which prioritizes maintaining its
agricultural and rural character. Objective 27.1 defines what is considered rural character. This Objective
is reproduced below.

OBJECTIVE 27.1: AGRICULTURAL AND RURAL CHARACTER. 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.

Regardless of whether the future land use of the property remains in its current configuration of Rural
and Urban Community or changes to Sub-outlying Suburban and Urban Community, the developer must
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demonstrate compliance with this requirement in the final design of the Planned Development. The
proposed future land use amendment does not affect whether the final development must be
consistent with the established rural character standards; however, it would increase the allowed
density from one unit per acre to two units per acre on 92.71 acres of the 192.3-acre site, which could
make it more difficult to meet those standards.

Objective 27.1 is supported by eight policies. Policies 27.1.2, 27.1.3, 27.1.4, 27.1.6, and 27.1.7 direct the
county to work with the Alva and North Olga residents to create Land Development Code standards for
development, coordinate planning activities, and support land acquisition for public recreation space.
Policy 27.1.8 requires public input meetings for zoning actions, similar to the requirements of Policy
17.3.2, which the applicant has met. These do not apply to a Future Land Use Map amendment.

Policy 27.1.1 states that the county should support the agricultural and rural character in Northeast Lee
by allowing commercial agriculture to continue and encouraging new development to be clustered to
conserve open space. Sub-Outlying suburban would not preclude commercial agricultural development
or a developer's ability to cluster development to conserve open space. The proposed amendment to
Sub-Outlying Suburban is not inconsistent with Policy 27.1.1.

Objective 27.2, the Rural Planning Toolbox, directs the County to develop incentives, programs, and
regulations to support the rural character in the Northeast Lee Community Plan Area. This objective is
supported by two policies that relate to creating LDC regulations and establishing Northeast Lee as a
sending zone for Transferable Development Rights (TDRs). The proposed amendments are not impacted
by these policies, the LDC requirements will apply regardless of the future land use at time of zoning.

Objective 27.3, Natural Resources, relates to the preservation of natural resources in the Northeast Lee
Community Plan Area. The objective is reproduced below.

OBJECTIVE 27.3: NATURAL RESOURCES. To enhance, preserve and protect the
physical integrity, ecological standards, and rural character of Northeast Lee County by
focusing on: water basins; native vegetation; wildlife habitat and resources; and areas
designated for long-term conservation.

The subject property abuts the County’s Hickey Creek Mitigation Park, which is designated as
Conservation Land on the Future Land Use Map; however, the requested Future Land Use Map
amendment to Sub-Outlying Suburban is separated from this area by the Urban Community portion of
the property. The Sub-Outlying Suburban land use category, as shown on page 5 of this report, is intended
to be placed in areas where “higher densities would be incompatible or where there is a desire to retain
a low-density community character.” The proposed Future Land Use Map amendment to Sub-Outlying
Suburban is consistent with Objective 27.3.

In addition to the Future Land Use Map amendment, the applicant is requesting inclusion in Lee County
Utilities’ Future Water and Sewer Service Area maps, which facilitate developer-funded infrastructure
expansion to connect development on the subject property to central utilities. Connection to central
utilities will help protect the water quality of the Caloosahatchee River and Estuary Basin Management
Action Plan (BMAP). The proposed amendments to include the subject property in Maps 4-A and 4-B are
consistent with Objective 27.3.
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Objective 27.4 provides guidance related to Connectivity in Northeast Lee stating that this area of the
county should have enhanced and high-level connectivity for wildlife, transportation, and recreation. The
proposed Future Land Use Map Amendment to redesignate a portion of the subject property from Rural
to Sub-Outlying Suburban, which will require transportation infrastructure related to the development of
the property to be consistent with Policy 39.2.2, which requires sidewalks and bicycle facilities. Non-
Urban areas, like the Rural category, do not require the same level of transportation infrastructure as
future suburban areas, per Policy 39.2.3. The request to amend the future land use to Sub-Outlying
Suburban, which would require a higher level of transportation connectivity, is consistent with
Objective 27.4.

The proposed Future Land Use Map Amendment and amendments to Maps 4-A and 4-B, Lee County
Utilities Future Water and Sewer Service Areas, are consistent with Goal 27.

Lee Plan Goal 28 is the Alva Community Plan, which, similar to the Northeast Lee Community Plan Area,
prioritizes maintaining Alva’s rural, agricultural, and historic character. Objective 28.1 defines what
constitutes Rural character within the Alva Community Plan Area. This objective is reproduced below.

OBJECTIVE 28.1: RURAL CHARACTER. Maintain and enhance the rural character
and environment of Alva through planning practices that:
1. Manage growth and protect Alva’s rural nature.
2. Maintain agricultural lands and rural land use patterns.
3. Provide needed community facilities, transportation systems, and infrastructure
capacity.
4. Protect and enhance native species, ecosystems, habitats, natural resources, and
water systems.
5. Preserve Alva’s historic places and archaeological sites.

The description of Sub-Outlying Suburban, as previously outlined in this report, indicates that this “land
use category will be placed in areas where higher densities would be incompatible or where there is a
desire to retain a low-density community character.” It represents a step up in density from the current
Rural Future Land Use, allowing an increase from one (1) to two (2) units per acre. Moreover, developing
this site would support the expansion of utility and transportation infrastructure in this area of the County.
Regardless of the land use category, the development must protect native species and habitats, and no
historical or archaeological sites have been identified on the property.

Objective 28.1 is supported by nine (9) policies that further describe what the Rural Character means for
the Alva Community Plan Area. Policy 28.1.4 states that new industrial uses, not directly associated with
Alva’s Commercial Agriculture, are prohibited. The proposed land use change to Sub-Outlying Suburban
would not allow any industrial uses, consistent with this policy. Policy 28.1.5 prohibits new resource
extraction (mining) operations. The proposed land use change would not allow any new mining activities,
consistent with this policy. Policy 28.1.6 prohibits outdoor display areas exceeding one acre; this policy
would apply to any proposed commercial use, regardless of land use category and is typically addressed
during the zoning or development order processes. The proposed amendments to the Future Land Use
Map and water and sewer maps are consistent with the general intent of Objective 28.1 and its
supporting policies. The other policies in this objective, not specifically covered in this report, are
directives for Alva and the County that do not apply to the proposed amendments.
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Objective 28.2, Rural Land Framework, establishes the planning framework to maintain Alva’s rural
character. Policy 28.2.2 addresses land use amendments that increase density. As stated previously, the
proposed Future Land Use Map amendment to the 92.71 acres of the subject property currently
designated as Rural would increase the allowed density on that part of the property, from one (1) to two
(2) units per acre. Policy 28.2.2 and Policy 28.2.3 are reproduced below.

POLICY 28.2.2: Future land use amendments that would increase the allowable total
density of Alva are discouraged and must demonstrate consistency with the objectives and
policies of this goal through concurrent planned development rezoning. Future Land Use
Map amendments that would decrease the allowable total density of Alva and that are
otherwise consistent with the objectives and policies of this goal are
encouraged.[Emphasis added]

POLICY 28.2.3: Promote sustainable residential development patterns and rural
character by utilizing rural planning practices such as:
1. Cluster development in compact, interconnected neighborhoods situated in
appropriate locations.
Designate appropriate allowed uses.
Establish compatible parcel sizes, density, and intensity standards.
Conserve natural resources.
Provide standards for adequate open space.
Maintain commercial agricultural uses.
Incorporate green building standards.
Identify locations suitable for public services.

N ORWN

In addition to the map amendments, the applicant has also requested an amendment to Table 1(b), which
provides development allocations for the County’s Planning Districts. The subject property is within
Planning District 1, which extends beyond Alva but closely aligns with the boundaries of the Northeast
Lee Community Plan Area. Sub-Outlying Suburban currently has no population allocation in District 1 in
Table 1(b) because there are no properties with this land use within the Planning District.

To accommodate the requested amendment to Sub-Outlying Suburban, allocations for other areas of
District 1 were reassessed based on current conditions, including reallocating the use acreages for the
subject property based on the change from an RV (commercial) use to a mostly residential use. The table
accommodated the Sub-Outlying Suburban residential use category without increasing the District's
allowable total number of units from 4,206. Prior to the requested amendment, District 1 had an allowable
total density of 0.94 units per acre. With the proposed amendment, District 1 will have an allowable total
density of 0.93 units per acre. The reallocation removed the majority of the acreage required for this
amendment from the Urban Community allocations within Alva Community Plan Area, a higher-density
land use, effectively lowering the density within this Planning District. Based on Table 1(b), the total
allowable density within District 1 does not increase with the proposed amendments, even though the
density on the portion of the subject property will increase.

Although the proposed Future Land Use Map amendment does not effectively increase Alva's total
potential population, the applicant has submitted a concurrent planned development application,
DCI2024-00045, per Policy 28.2.2, which is under review.

The master concept plan includes a small commercial area along Palm Beach Blvd with clustered single-
family attached and single-family detached residential types. The densest areas, mostly single-family
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attached housing types, are located within the existing Urban Community portion of the site. Generally,
the Master Concept Plan (MCP) for the companion rezone includes clustered development, open space
exceeding Land Development Code minimums, and appropriate uses, all of which are indicated in Policy
28.2.3 as rural planning practices. Because the application is still under review, some details of the MCP
may change by the time it reaches a public hearing; however, the rezoning application will have to prove
consistency with Goal 28 regardless of the decision of the requested comprehensive plan amendments.

The requested Future Land Use Map amendment, which would increase density on a portion of the
subject property, but not increase the potential population of Planning District 1, is not inconsistent with
Objective 28.2, Rural Lands Framework.

The subject property is not within the Rural Village, as indicated on Map 1-C and described in Objective
28.3. Objectives 28.5 and 28.6 direct the County to create development standards, evaluate land
conservation funding, protect wellfields, and pursue access to public resources. These objectives and
their supporting policies are not applicable to this request.

As stated in the Connectivity section relating to Objective 27.4, development of the subject property will
need to be consistent with the Urban and Suburban road standards in Goal 39, rather than the Urban and
Rural standards, consistent with Objective 28.4. The applicant will need to demonstrate consistency with
Policy 28.4.2 in the design of the proposed development, but the requested comprehensive plan
amendments do not change or conflict with the requirements of this Objective and are therefore
consistent with Objective 28.4, and its supporting policies. Additionally, the applicant has provided a
Traffic Impact Statement. The impacts of the proposed land use change are discussed in the Public
Facilities and Infrastructure section (Page 11) of the staff report.

Lee Plan Objective 4.1 requires all residential development exceeding 2.5 units per acre to connect to
water and sewer. To fully realize the density potential of the Sub-Outlying Suburban and Urban
community Future Land Use Categories, the property owner or applicant would need access to central
water and sewer services. As mentioned in the analysis for Objective 27.3 on page 7, the subject property
is subject to a Basin Management Action Plan (BMAP). Under state statute FS 163.3177, as amended by
HB 1379 in 2023, local governments must consider how to extend utilities to residential development
exceeding one (1) unit per acre in a BMAP. The proposed Future Land Use Map amendment would allow
for a maximum of 796 potential units on the subject property, based on standard densities, at a density
of approximately four (4) units per acre. The proposed incorporation of the subject property into the
LCU Future Water Service Area (Map 4-A) and LCU Future Sewer Service Area (Map 4-B) is consistent
with state statutes regarding utility expansion within a BMAP and Lee Plan Objective 4.1.

Goals 53, Potable Water Infrastructure, and 56, Sanitary Sewer Infrastructure, state:

GOAL 53: POTABLE WATER INFRASTRUCTURE. Provide high-quality central
potable water service throughout Lee County. Ensure that the costs of providing facilities
is borne by those who benefit from them.

GOAL 56: SANITARY SEWER INFRASTRUCTURE. In partnership with
franchised/certificated utilities providers, provide sanitary sewer service and wastewater
treatment and disposal throughout Lee County.
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The applicant is electing to connect to Lee County Utilities' potable water and sanitary sewer
infrastructure. The applicant would be financially responsible for extending the line if the proposed
development exceeds the allowances in Standards 4.1.1 and 4.1.2 or connecting to the line when it
becomes available. Policy 53.1.1 states that the LCU service area is illustrated in Map 4-A, and Policy
56.1.1 states that sewer service areas are indicated on Map 4-B. The applicant has received a letter from
Lee County Utilities dated January 17, 2025, stating that it can serve the subject property if the property
is included in the Potable Water and Sanitary Sewer Future Service Areas.

The Urban Community portion of the subject property is currently within the Florida Governmental
Utilities Authority (FGUA) wastewater franchise area. Lee Plan Policy 56.1.5 states that when a property
is within a designated franchise area (FGUA), another franchise—in this case, LCU—may not serve the
property without written approval from the designated franchise. This policy is reproduced below.

POLICY 56.1.5: No permit will be issued allowing any utility to use a public right-of-way
or to cut a pavement in a public right-of-way to extend service outside of its
certificated/franchised area or to extend service into an area allocated to another utility,
unless the other utility concurs in writing. This will be enforced along municipal and state
rights-of-way by interlocal agreement and memorandum of agreement as required.

The applicant received a letter from FGUA dated September 29, 2017 agreeing to release the service area
to Lee County Utilities. Based on this letter, the request does not conflict with Policy 56.1.5.

The request to add the subject property to Map 4-A is consistent with Goals 53 and 56 and their
supporting policies.

Policy 126.1.4 of the Lee Plan requires that development maintain groundwater levels at or above existing
levels. Connecting to the LCU's potable water system will reduce stress on the shallow aquifer typically
used for residential wells and help to maintain or improve groundwater levels near the subject property.
Therefore, amending the Lee Plan to allow for connection to LCU’s potable water is consistent with
Policy 126.1.4.

Lee Plan Policy 1.6.5 establishes the Planning Districts Map and Acreage Allocation Table, which divides
the county into districts and allocates acreage for residential and non-residential development. The policy
is reproduced below.

POLICY 1.6.5: The Planning Districts Map and Acreage Allocation Table (Map 1-B and
Table 1(b)) depict the proposed distribution, extent, and location of generalized land uses
through the Plan’s horizon. Acreage totals are provided for land in each Planning District
in unincorporated Lee County. No development orders or extensions to development orders
will be issued or approved by Lee County that would allow the acreage totals for
residential, commercial or industrial uses contained in Table 1(b) to be exceeded. This
policy will be implemented as follows:

1. For each Planning District the County will maintain a parcel based database of
existing land use.

2. Project reviews for development orders must include a review of the capacity, in acres,
that will be consumed by buildout of the development order. No development order, or
extension of a development order, will be issued or approved if the acreage for a land
use, when added to the acreage contained in the updated existing land use database,
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exceeds the limitation established by Table 1(b) regardless of other project approvals
in that Planning District.

3. When updating the Lee Plan’s planning horizon, a comprehensive evaluation of the
Planning Districts Map and Acreage Allocation Table will be conducted.

Because the applicant is requesting a future land use category that does not currently exist within District
1, the applicant is requesting new residential acreage for the Sub-Outlying Suburban category. The
amendments are shown in Attachment 1. As stated previously in this report, the residential acreage was
removed from the Urban Community areas within District 1 and reallocated to Sub-Outlying Suburban in
District 1 without increasing the total population. Staff has reviewed the Table 1(b) amendment and found
it consistent with the current parcel-based database and projected development for Planning District 1.

Based on the analysis in this report, the Sub-Outlying Suburban land use category would appropriately
balance the property's general characteristics with the limitations of the Community Plan Areas and
provide additional protection from industrial uses adjacent to existing single-family residential
development. The proposed amendments to Maps 1-A, 4-A, and 4-B, and Table 1(b) are generally
consistent with the Lee Plan.

PUBLIC FACILITIES AND INFRASTRUCTURE

Site-specific impacts on public services and service availability will be examined during the review of any
future development applications for construction on the impacted site. Preliminary analyses of the
request are based on the “worst-case scenario” for the proposed future land use change.

TRANSPORTATION

The amendment to the Lee Plan requires short-range (5-year) and long-range (2045) LOS analysis. The
tables in this section summarize the proposed project's traffic generation for the weekday AM and PM
peak hours. This traffic analysis summary outlines the Level of Service (LOS) for various roadway segments
and intersections, comparing conditions without a proposed change to conditions with the proposed
change.

5-Year Analysis (2029)
The 5-year analysis? indicates the following roadway segments will operate at the following LOS with and
without the proposed change, respectively.

ROADWAY SEGMENT LOS WITHOUT CHANGE! | LOS WITH CHANGE?

SR 80 (Palm Beach Blvd)

e From Werner Dr. to Joel Blvd. (Site
C C
Access)
e From Joel Blvd to Hendry Co. Line C C

Broadway Ave

1 Table 4A of the TIS was resubmitted under separate cover during staff review and includes a corrected
background traffic growth rate estimate with corrected LOS estimates.
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e From North River Rd to SR 80 D D
Joel Blvd

e From 18th St to SR 80 C C
N. River Rd

e From Franklin Lock Rd to Broadway. B B

e From Broadway to Hendry Co. Line C C

Long Range Horizon Analysis (2045)
The Long Range 2045 Horizon LOS analysis indicates the following roadway segments will operate at the
corresponding Level of Service (LOS), respectively.

ROADWAY SEGMENT? LOS WITHOUT CHANGE | LOS WITH CHANGE
SR 80 (Palm Beach Blvd)3

e From Werner Dr. to Joel Blvd. (Site

Access) ¢ ¢

e From Joel Blvd to Hendry Co. Line B B
Broadway Ave

e From North River Rd to SR 80 F F
Joel Blvd

e From 18th St to SR 80 D D
N. River Rd

e From Franklin Lock Rd to Broadway. C C

e From Broadway to Hendry Co. Line C C

2 North River Road and Joel Boulevard are Arterial Roads, and Broadway Ave is a Major Collector maintained by the
County.
3SR 80 is a 55mph Arterial Road maintained by the State of Florida.
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The proposed amendment is consistent with GOAL 95 of the Lee Plan, Objective 95.1, and Policy 95.1.1.
The County ensures the provision of services at the adopted "Minimum Acceptable Levels of Service."
While the analysis indicates that Broadway Avenue will operate at LOS "F," mitigation is not required for
the zoning petition, as the mandatory payment of impact fees is considered to mitigate any existing
deficiencies to the level at which they occurred without the development.

Transportation concurrency is non-regulatory, according to Florida Statutes Section 163.3180 and Lee
Plan Policy 95.1.3, which states, “Compliance with non-regulatory LOS standards will not be a requirement
for continued development permitting, but will be used for facility planning purposes.”

UTILITIES
The subject property is not currently within Lee County Utilities' (LCU) potable water or sewer service area
map; however, LCU provided a letter of availability, dated January 17, 2025, indicating capacity to serve.

OTHER INFRASTRUCTURE

e Emergency Medical Services and Fire: The primary ambulance for this location is Medic 11, located
8.4 miles west. This location cannot meet the existing service standards for the proposed
development, as required by County Ordinance 08-16. The department plans to construct a station at
River Hall to help address this response issue. Additional analysis will be required once the new station
is under construction.

e Police: According to a letter from the Lee County Sheriff’s Office, dated October 21, 2024, the
amendment will not affect the Agency’s ability to provide law enforcement services.

e Solid Waste: According to a letter dated February 21, 2025, Lee County Solid Waste Department is
capable of providing solid waste collection service through their franchised hauling contractors.

e Public Transit: According to a letter from LeeTran, dated February 24, 2025, the proposed
development is not within one-quarter mile of a fixed-route corridor. The 2021 TDP does not identify
the need for enhanced or additional services in the area; the developer is not required to connect to
or improve transit facilities based on the current Lee County Transit LDC section 10-441.

e Schools: This project is located in the Elementary School Proximity Zone “D”, the Middle Schools
Proximity Zone “DD”, and the High School Enrollment Zone East, Sub-Zone 3. According to a letter
from the School District of Lee County, dated 2025, the proposed project will not negatively impact
school capacity.

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

e The Sub-Outlying Suburban land use category would appropriately balance the property's general
characteristics with the limitations of the applicable Community Plan Areas

e Adding the subject property to Map 4-A is consistent with Goals 53 and 56 and supporting policies.

e The proposed incorporation of the subject property into the LCU Future Water Service Area (Map 4-
A) and LCU Future Sewer Service Area (Map 4-B) is consistent with state statutes regarding utility
expansion within a BMAP and Lee Plan Objective 4.1.

e The applicant has provided all of the required documentation for the proposed amendments
according to AC 13-6 and Goal 17.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendment as shown in Attachments 1 and 2.
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PART 2

LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: April 27, 2026
A. LOCAL PLANNING AGENCY REVIEW

The applicant’s representatives provided a presentation addressing the requested amendments, the
subject property, surrounding uses, and consistency with the Lee Plan.

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

Four members of the public provided comments opposing this request, expressing concerns about
panther habitat and protected species in general, as well as the appropriateness of the request within
the Alva Community Plan Area.

Members of the LPA inquired about impact fees for the roads, terminology used in the staff report,
the impact of the water and sewer map amendments on adjacent properties, the water and sewer
map skipping properties between River Hall and the subject property, clarification of the potential
units versus the applicant’s proposed unit count, and the history of the Outlying Suburban category.

One member of the LPA noted that they did not find the request consistent with Lee Plan Goals 27
and 28, the Northeast Lee and Alva Community Plan Areas.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners (BoCC) transmit
CPA2024-00016. The motion passed 3 to 2.

DUSTIN GARDNER NAY
DAWN RUSSELL AYE
JENNIFER SAPEN AYE

DON SCHROTENBOER AYE

STAN STOUDER NAY
HENRY ZUBA ~ ABSENT
VACANT POSITION -

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

» Map 1A Existing Future Land Use Map
» Map 1A Proposed Future Land Use Map
» Map 4A Future Water Service Areas

» Map 4B Future Sewer Service Areas

> Table 1(b) Proposed — Staff Recommendation















Planning District

Unincorporated County District 1 District 2 District 3 District4 District 5 District 6 District 7 District 8 District9 District 10
Future Land Use Category Northeast Lee County . Fort Myers . Fort Myers Gateway /
Boca Grande Bonita Burnt Store Cape Coral Captiva Fort Myers .
Existing Proposed Existing Proposed Shores Beach Airport

Intensive Development —1,516 1,516 - - - - 17 - 21 - 238 - -
Central Urban —13,658 13,658 = - - - 207 24 - - 230 - 25
Urban Community —22,453 22,431 | ——813 791 453 - 475 - - - - - 150

Suburban —14,87% 14,871 - - - - 1,950 - - - 80 - -

Outlying Suburban —3,652 3,652 —38 38 - - 490 13 3 429 - - -
Sub-Outlying Suburban —+787 1,831 - 44 - - 330 - - - - - 227

E‘ Commercial - - - - - - - - - - - - -
boo Industrial —15 15 - - - - - - - - - - 6

% Public Facilities - - - - - - - - - - B, _ _

O | University Community 503 503 - - - ; ; ; ; ] ] R R

8 Destination Resort Mixed Use Water Dependent —38 8 - - - - - - - - - - -

S | BurntStore Marina Village - 2 i : : ] ] ) ] ] ] ] )

E Industrial Interchange - - - - - - - - - - - - -
3 General Interchange —116 110 - - - - - - - - - - 35

Q | General Commercial Interchange . - - - ; . ; ] ] ] ] R R

E Industrial Commercial Interchange - - - - - - - - - - - - -

IE University Village Interchange - - - - - - - - - - - - .
% New Community —2,675 2,075 | — 1115 1,115 - - - - - - - - 960

E Airport - - - - - - - - - - - - -
~ Tradeport —3 3 - - - - - - - - - - 3

% Rural — 7564 7,559 | —=2,230 2,225 - - 800 730 - - - - }

'.g Rural Community Preserve — 3,517 3,517 = - - - - - - - - - R

é Coastal Rural — 1,338 1,338 - - - - - - - - - - R

Outer Island —233 2383 ————=2 2 4 - 1 - - 169 - - -

Open Lands —2;186 2,186 | ———153 153 - - - 257 - - - - -

Density Reduction/ Groundwater Resource —6;974 6,974 | —13t 131 - - - - - - - - -

Conservation Lands Upland - - - - - - - - - - - - -

Wetlands - - - - - - - - - - - - -

Conservation Lands Wetland - - - - - - - - - - - - -
Unincorporated County Total Residential —82,464 82,481 | —4,482 4,499 457 4,270 1,026 24 598 548 1,406
Commercial —— 8,916 8,916 | —360 300 53 450 27 9 125 150 1,216
Industrial — 4,788 4,788 | ———36- 30 3 300 10 15 70 315 2,134

Non Regulatory Allocations

Public ——120;279 120,279 | —14;219 14,219 622 4,864 7,323 6 2,340 583 9,689
Active AG — 21,889 21,889 | —5;506- 5,500 - 240 90 - - - 2
Passive AG ———13,658 13,658 | —5;500- 5,500 - 615 100 - - - 465
Conservation — 87,756 87,756 | —2,468- 2,468 297 1,163 3,186 67 1,595 926 2,206
Vacant —26,773 26,756 | —1,294 1,277 28 733 742 8 103 17 88
Total —366,523 366,523 | —33,793 33,793 1,460 12,635 12,504 129 4,831 2,539 17,206
Population Distribution (unincorporated Lee County) | —584,331 584,331 | —8,235 8,235 1,470 35,253 2,949 152 725 5,273 22,566




Planning District

District 11 District 12 District 13 District 14 District 15 District 16 District 17 District 18 District 19 District 20 District 21 District 22
Future Land Use Categor ,
5o Daniels lona/ SanCarlos |  Sanibel SouthFort | o \sland | Lehigh Acres | SCUteastlee NorthFort 1o onam | Estero Bashore
Parkway McGregor Myers County Myers

Intensive Development 33 - - - 801 1 30 - 376 - - -

Central Urban 7 656 32 - 3,113 - 7,233 - 2,131 - - -

Urban Community - 978 1,207 - 863 540 16,851 - 7 115 - -

Suburban - 2,566 2,069 - 1,202 659 - - 6,345 - - -

Outlying Suburban 1,253 438 - - - 502 - - 396 - 90 -
Sub-Outlying Suburban - - 13 - - - - 55 145 66 - 950

E‘ Commercial - - - - - - - - - - - -

hoo Industrial - 3 3 - 3 - - - - - - -

"% Public Facilities - - - - - - - - - - - -

O | university Community - - 503 - - - - - - - - -

3 Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - -

S | Burnt Store Marina Village ; ; ] ] ] ] ] ] ] ] ] ]

.g Industrial Interchange - - - - - - - - - - - -
3 General Interchange 33 - - - - - - 8 14 - - 20

S_) General Commercial Interchange - - - - - - - - - - - -

E‘ Industrial Commercial Interchange - - - - - - - - - - - -

IE University Village Interchange - - - - - - - - - - - -

é\ New Community - - - - - - - - - - - -

E Airport - - - - - - - - - - - -

~ Tradeport - - - - - - - - - - - -
Q=.> Rural 1,573 - 99 - - 227 14 - 454 50 - 1,387

S -

a Rural Community Preserve - - - - - - - - - 3,517 - -

é’ Coastal Rural - - - - - 1,338 - - - - - -

Outer Island - 2 - - - 55 - - - - - -
Open Lands 80 - - - - - - - 30 - - 1,667
Density Reduction/ Groundwater Resource - - - - - - - 4,742 - - - 2,101

Conservation Lands Upland - - - - - - - - - - - -

Wetlands - - - - - - - - - - - -

Conservation Lands Wetland - - - - - - - - - - - -
Unincorporated County Total Residential 2,979 4,651 3,926 5,982 3,322 24,129 4,805 9,897 3,748 20 6,125
Commercial 326 774 938 2,012 288 900 118 1,121 19 18 72
Industrial 5 198 387 566 67 218 215 244 4 2 4

Non Regulatory Allocations

Public 3,214 4,898 6,375 5,883 4,831 20,267 17,992 10,117 3,052 653 3,351
Active AG 5 13 5 - 2,780 35 11,945 90 630 4 550
Passive AG 3 - 5 - 70 50 2,500 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 211 15,489 1,077 41,028 1,607 382 1,465 895
Vacant 12 55 244 4 2,200 15,115 2,400 1,323 850 130 1,425
Total 8,221 20,375 14,113 14,658 29,047 61,791 81,003 24,649 10,685 2,362 14,522
Population Distribution (unincorporated Lee County) 15,325 44,132 53,974 76,582 13,431 160,429 18,538 109,952 5,951 741 8,653









































































































































































































































































































































































FLORIDA DEPARTMENT OF TRANSPORTATION
TRANSPORTATION STATISTICS OFFICE
2024 HISTORICAL AADT REPORT
COUNTY: 12 - LEE

SITE: 4650 - NORTH RIVER ROAD, EAST OF S.R. 31

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR
2024 4900 F E 2400 W 2500 9.50 55.40 1.9.00
2023 4700 C E 2300 W 2400 9.50 55.490 19,00
2022 3800 R E 1900 W 1900 9.50 53.90 15.00
2021 3600 T E 1800 W 1800 9.50 53.50 13.60
2020 3400 s E 1700 W 1700 9.50 53.80 12 .50
2019 3400 F E 1700 W 1700 9.350 54.90 12 .50
2018 3200 C E 1600 W 1600 9.50 55..20 12 .50
2017 3200 T E 1600 W 1600 9.50 54.90 12.20
2016 3000 s E 1500 W 1500 9.50 54.80 15.00
2015 2800 F E 1400 W 1400 9.50 55.50 15.00
2014 2600 C E 1300 W 1300 9.50 55.20 15.00
2013 1000 s 0 0 9.50 55.00 12 .20
2012 1000 F 0 0 9.50 55.30 11.50
2011 1000 C E 0 W 0 9..:.50 55.20 11.70

AADT FLAGS: C COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE
S SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE
v FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES
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