LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, SEPTEMBER 23, 2024
9:00 AM

AGENDA

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

Approval of Minutes — August 26, 2024

Lee Plan Amendments

A. CPA2023-00010 BSR 40

Amend Lee Plan Map 1-A, Future Land Use Map, to redesignate the
+38.51 acre property from Open Lands and Wetlands to Central
Urban and Wetlands future land use categories, and update Table
1(b), Year 2045 Allocations, to accommodate development within the
Central Urban future land use category in the Burnt Store Planning
District.

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

Other Business

Adjournment



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

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Joan LaGuardia, (239) 533-2314, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact jmiller@leegov.com.
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MINUTES REPORT
LOCAL PLANNING AGENCY
AUGUST 26, 2024

MEMBERS PRESENT:

Ray Blacksmith Dawn Russell
Dustin Gardner Jennifer Sapen
Adam Molloy (Non-Voting School Board)

MEMBERS ABSENT
Don Schrotenboer (Vice Chair) Henry Zuba
Stan Stouder (Chair)

STAFF PRESENT:

Nathan Beals (Utilities) Jillian Scholler (DOT)

Brandon Dunn (Planning Manager) Amanda Swindle, Assistant County Attorney
Marcus Evans (Development Services) Katie Woellner (Planning)

Janet Miller (Recording Secretary) Beth Workman (Zoning)

Joe Sarracino (Planning)

APPLICANT’S REPRESENTATIVES

Richard Akin, Attorney, Henderson, Franklin, Starnes & Holt, P.A.
Alexis Crespo, RVi Planning & Landscape Architecture

Jackie Larocque, P.E., Atwell

Ted Treesh, PTP, TR Transportation

Agenda Item 1 — Call to Order, Review of Affidavit of Publication/Pledge of Allegiance

Mr. Blacksmith, Acting Chair, called the meeting to order at 9:00 a.m.

Ms. Swindle, Assistant County Attorney, certified the affidavit of publication and stated it was legally
sufficient as to form and content.

Agenda Item 2 — Public Forum- None

Agenda Item 3 — Approval of Minutes — July 22, 2024

Ms. Sapen made a motion to approve the July 22, 2024 meeting minutes, seconded by Mr. Gardner.
The motion was called and passed 4-0.

Agenda Item 4 — Lee Plan Amendments

A. CPA2022-00010 and CPA2022-00011 Daniels Town Square CPA Map and Text Amendment
Proposal to redesignate the Future Land use category of the +61.25 acre site from General
Interchange to Intensive Development and to amend Lee Plan Map 1-C to add +53.13 acres of the
subject property to the Mixed use Overlay. Lee Plan Table 1(b) will be updated to accommodate
future development of the site. The subject property is located at the southwest corner of the Daniels
Parkway and I-75 interchange.
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Richard Akin (Attorney with Henderson, Franklin, Starnes & Holt, P.A.), Alexis Crespo (RVI Planning
and Landscape Architecture), Jackie Larocque, P.E. (Atwell), and Ted Treesh, PTP (TR Transportation)
gave an overview of the project along with a PowerPoint presentation.

Mr. Blacksmith asked for confirmation that either the representatives presenting today or the developer
for the landowner is stating that construction on this site is going to be contingent upon the Three Oaks
Parkway completion and potentially Daniels Parkway being widened. He also asked whether the
construction would begin on this development while these roads are still in the planning stage and not
under construction.

Mr. Treesh stated that Three Oaks Parkway is under construction and will be under construction when this
project is being built. He noted it is not intended that any units will be occupied most likely before the
completion of that, at least the completion to the south. They always planned that at a minimum, if
residents are going to be occupied in the first phases of this project, they will be able to access Three Oaks
Parkway and travel to the south to access the Alico Corridor. They also have contingency plans to be able
to access Fiddlesticks Boulevard to the west in an interim basis if the Phase Il project is not completed
yet.

Mr. Blacksmith asked if there would be the potential to use Indian Pony Drive as an exit.

Mr. Treesh said there is a contingency, as a temporary basis, to use Indian Pony as an exit if Three Oaks
Parkway to the north is still under construction in the initial phases of this project. It would only happen
if Three Oaks Parkway is still under construction and has not been opened to traffic yet. However, Mr.
Treesh stated they do not anticipate that happening if DOT’s project stays on track. He acknowledged
that with any construction project, there can be unforeseen delays such as a hurricane, etc. In that event,
there are contingencies in place that would allow a temporary connection to be able to access Fiddlesticks
Parkway. Mr. Treesh noted that the Three Oaks Parkway construction to the south is well underway.
They anticipate that to be open to traffic to at least allow the project trips to access the Alico Road
corridor to the south.

Ms. Sapen referred to a letter from South Trail Fire Protection and Rescue Service District that was
included in the applicant materials where they state, “The South Trail Fire District would be challenged
to provide adequate fire protection, and non-transport Advanced Life Support Services to this proposed
development...”” She asked if the project team was working to mitigate this problem.

Mr. Akin stated that in further discussions with the fire department they indicated they will be able to
provide service but that they are looking for another location to have a station. As this project continues
to move along in the process, the project team will continue to see what they can do to help with service.
He noted there is a fire station located on Daniels Parkway not far from this project. There is also an
existing fire station off of Daniels 9300 Frontage Road that has been abandoned for some time. He was
not certain whether or not the fire department has any plans to reoccupy it. He also noted that as
mentioned during their presentation, there is a proposed zoning condition. Although it is not in front of
the Local Planning Agency today, it would limit this project to having no egress (only ingress). Mr. Akin
stated they are continuing to work with the fire station and fire department to solve that issue. He
reiterated that the fire department has indicated that they do have capacity but are looking for a fire station
location in the area.

Mr. Blacksmith felt the word ““challenged” was an odd term. To him, they either can or cannot provide
the service. If they are challenged, then what about everyone else on Fiddlesticks Boulevard to the south?
To him, it seemed like a question for the Board of County Commissioners or their union.
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Mr. Akin acknowledged it was an odd term that he has not seen before with other projects, but the project
team views it as an opportunity to engage with them to see what they can do to help throughout the
process.

Mr. Blacksmith asked where their stormwater discharge is located. He also referred to the term “capped
pipe” in the application materials and asked what that term means.

Ms. Larocque stated the stormwater outfall goes through Olde Hickory. She noted there is an existing
pipe through the golf maintenance that is stubbed out and is currently blocked. They plan to take that out
and connect to it to where this project’s stormwater will go through Olde Hickory’s system at a controlled
rate.

Mr. Blacksmith asked for confirmation that they used the word “capped’ because it was intended for that
use and that use has not started. He thought the piping and downstream infrastructure is sized with the
capacity of the site.

Ms. Larocque stated that was correct. She referred to the Olde Hickory ERP and noted it was always
intended for this property to go through their stormwater system. She reiterated that they put in a control
structure so that the discharge for this project is very low. It is what Olde Hickory’s system was sized for.

Mr. Blacksmith asked if someone from the project team could discuss or describe the kind of buffering
planned for the common property line.

Ms. Crespo reviewed this with the LPA along with a PowerPoint slide.
Mr. Blacksmith asked where the highest building would be planned on the site.
Ms. Crespo reviewed the building heights with the LPA and where they would be placed on the site.

Mr. Blacksmith referred to language in the application materials that note “The residential building on
Parcel 6 is at least 600 feet from the nearest residence and restricted in height to 35 feet...”

Ms. Crespo stated that verbiage is correct. She reviewed it with the LPA along with an aerial of the site
which was part of their PowerPoint presentation.

Mr. Blacksmith asked for confirmation that the portion of Indian Pony Drive closest to their property has
an easement on it that will be maintained by this development.

Ms. Crespo stated that was correct.
The LPA had no further questions.
Mr. Sarracino reviewed the staff report and recommendations along with a PowerPoint presentation.

Ms. Russell asked if this project had the same amount of wetland impacts as the previously approved ERP
or if it increased/decreased.

Mr. Akin stated it was the same.
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Ms. Russell noted that on the FLUCCS map there is a large area of 1.87 acres that is marked as freshwater
marshes; however, visually it appears to be disturbed lands. She asked if the FLUCCS map was accurate.

Mr. Akin stated that although some of the area is largely disturbed, the FLUCCS map is accurate.

Mr. Blacksmith referred to the letters of availability included in the applicant materials and noted some of
the letters were dated in 2022. He asked if the applicant would need to obtain updated letters on the
availability of infrastructure as this project continues on in the process.

Mr. Sarracino stated the availability of services will be reevaluated at every step of the process such as the
zoning and development order processes in order to ensure that capacity is available.

Mr. Blacksmith stated there is conflicting information in the applicant materials because in one section it
says reuse is not available but, in another location, it says it is available.

Mr. Sarracino clarified that it is not available.
The LPA had no further questions, so Mr. Blacksmith opened this item for public comment.
Public input was received as follows:

Thomas Samuels (representing Olde Hickory Golf & Country Club and ADHOC Committee) (in favor)
Lynn Sullivan (opposed)

Jim Jakubowski (did not state if he was in favor or opposed)

Unknown Speaker (opposed)

Diego Menendez (opposed)

Public comment included concerns regarding: 1) traffic; 2) taxes; 3) impact fees; 4) how many lanes there
would be on the highway for the connection from Three Oaks into Fiddlesticks (i.e. 2 lanes, 3 lanes, 4
lanes?); 5) if the bike path that goes down Fiddlesticks Boulevard on the west side would remain); 6) how
many floors the hotel would be (i.e. how many floors will it take to support 200 rooms?); and 7) there was
an article in the paper that the hotel will be resized to be a 1,000 room hotel.

Mr. Akin stated the following:

e Regarding traffic concerns, Mr. Akin reiterated that both the zoning and future land use currently
on the property allows for certain development rights which generates a certain amount of traffic.
He noted there is a demand for it regardless of whether or not this project is developed or not.
Therefore, the traffic is no different in that regard. Mr. Akin also stated that this change will in
some ways be an improvement in a traffic sense because under the existing zoning that sits on the
property today (Daniels 9300) has allowed egresses in the existing zoning that limits how many
trips can be made, but on the proposed zoning they are proposing to have no egress on Daniels
9300. In addition, with the Three Oaks Extension it is reasonable to anticipate some traffic relief
for residents in the area because it will allow traffic to go south down Alico Road into some of the
major commercial and industrial corridors and solve some of those issues.

e Regarding impact fees, the developer will have to pay impact fees which is required in both the
Land Development Code and Administrative Code. The impact fees will pay for certain things in
the county such as fire/EMS, etc.
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e Regarding increased taxes, as this property gets developed, it increases the taxable base of this
property which requires this property owner/developer to pay additional taxes to the county to pay
for many of the things residents may have concerns about.

e Regarding the height of the hotel, it will be five stories high (60 feet maximum) which is located
on the opposite side of the Three Oaks extension where Olde Hickory is. He showed the attendees
where it would be located on the lot.

e Regarding a comment that the hotel would be increased to accommodate a 1,000 room hotel is
inaccurate. Mr. Akin stated there is no request to do something like that.

e Regarding the question on how many lanes Three Oaks extension would be, it will be 4 lanes.

e Regarding the bike path down Fiddlesticks Boulevard, the plans do not give any indication that the
bike path will be changed. This refers to the existing bike path that goes down on the westerly
side of Fiddlesticks Boulevard in front of Legends. He believed there were plans for an additional
bike path that will be located on the Three Oaks extension.

e Regarding the expansion of Daniels Parkway, it will be part of the last phase of Three Oaks and
will be completed in 2027.

Mr. Gardner referred to construction taking place on Colonial Boulevard and asked if some of the
construction for Daniels Parkway would be similar.

Mr. Treesh stated that was correct.
Mr. Blacksmith noted that on Colonial Boulevard they are utilizing a *““diverging diamond.”

Mr. Treesh stated that was correct. In the public meeting FDOT had last month the concept of Daniels
Parkway is the diverging diamond which is currently under construction on Colonial Boulevard. In
addition, Lee County DOT will pick up the widening of Daniels Parkway to 8 lanes on Daniels Parkway
west through the Apaloosa Lane intersection.

Ms. Sapen stated that this project has a mixed-use development which is bringing residential directly next
to their jobs potentially. She noted that the previous CPD without residential uses would not have that
internal capture. Although this project involves many additional units, it is actually helping traffic
because of the internal capture. The outcome will be residents making shorter trips throughout Lee
County. She noted that during the applicant’s PowerPoint presentation it showed other intersections that
have mixed use nodes, which helps traffic. There will be some difficulties while the road improvements
are taking place, but there will eventually be improvement especially with Three Oaks coming through the
area because it will change everyone’s access to Daniels Parkway. For these reasons, Ms. Sapen stated
she was in support of most mixed-use overlay projects, including today’s proposal, because she felt it was
good for the county.

Mr. Blacksmith stated that traffic is something all residents in Lee County deal with. He noted that,
fortunately, the Board of County Commissioners have been active in trying to take care of various traffic
issues throughout the county particularly on Daniels Parkway by expanding Three Oaks Parkway. As
stated in today’s presentation, the Three Oaks extension from the subject property’s line will be
completed in the summer of 2025. It will be followed up with the continuing construction of Three Oaks
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Parkway all the way to Daniels Parkway. In addition, the residents will benefit from Daniels Parkway
being expanded to 8 lanes. FDOT also plans to widen I-75, which is in the planning and design phase.
With all of these pending road improvements, Mr. Blacksmith felt the resident’s concerns about traffic is
being addressed and will continue to improve. As mentioned in today’s presentation, the allowable
density does not change with the requested amendment and their request is less than what is actually
achievable.

Mr. Gardner concurred that the biggest concern from the residents seemed to be traffic, but there are
future plans to address that. Regarding taxes, it would not be an impaired issue for the surrounding
residents. He noted that the market dictates a product type. There is a demand for this type of
development. Since it is inside the developer’s property rights and they are addressing concerns of the
surrounding associations, Mr. Gardner stated he was in favor of the project.

Ms. Russell stated she was born and raised in Fort Myers, Florida and had traveled along Daniels
Parkway most of her life starting from SR82 and Daniels Parkway all the way up to Plantation Road and
Daniels Parkway. Traffic has always been an issue. However, she felt this project would do well with all
the upcoming improvements that will take place over the next five-year span. She felt this was an
appropriate location for this project and she was in support of it.

Ms. Russell made a motion to recommend that the Board of County Commissioners transmit this
amendment CPA2022-00010 and CPA2022-00011 Daniels Town Square. The motion was seconded
by Ms. Sapen. The motion was called and passed 4-0.

Agenda Item 5 — Impact Fee Update

Mr. Blacksmith announced that this item was pulled from the agenda. The LPA had no questions
regarding this item.

Agenda Item 6 — Other Business

The LPA had no further items to discuss.

The next Local Planning Agency meeting is scheduled for Monday, September 23, 2024, at 9:00 a.m. in
the Administration East Building, Room 118, 2201 Second Street, Fort Myers, FL 33901.

Agenda Item 7 — Adjournment

The meeting adjourned at 10:09 a.m.
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STAFF REPORT FOR CPA2023-00010:

BSR 40

Privately Initiated Small-Scale Map Amendment

Recommendation
Adopt

Applicant

Kevin & AnnMarie Campbell

Representative
Linda Miller, AICP
Avalon Engineering

Property Size
+38.51 Acres

Planning District:
District 5

Burnt Store

Commiissioner District
District 4

Hearing Dates
LPA: 09/23/24
BoCC: TBD

Attachment(s):

1: Proposed Amendments
2: Applicant Materials

REQUEST
e Amend the Future Land Use Map (Map 1-A) to re-designate the future land
use categories of +38.51 acres from Open Lands and Wetlands to Central
Urban and Wetlands.
e Amend Table 1(b): 2045 Population Allocation to accommodate residential
development in the Burnt Store Planning District.

SUMMARY

The amendment to the Future Land Use Map will change the allowable density and
uses of the subject property from 1 dwelling unit per 10 acres to allow up to 10
dwelling units an acre. These proposed amendments are anticipated to facilitate the
development of residential and non-residential uses compatible with nearby
development anticipated within the City of Cape Coral.

PROJECT LOCATION
The property is located on the east side of Burnt Store Road, east of the Cape Coral
City Limits, and approximately one mile south of the Charlotte County boundary.

Figure 1: Subject Property Location Map including Existing Future Land Use designations
RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) adopt the
requested amendment based on the analysis and findings provided in this staff
report.



PART 1
STAFF DISCUSSION AND ANALYSIS

Existing Conditions
The +38.51-acre subject property is currently undeveloped and consists of a single parcel. The property is
currently in the Open Lands and Wetlands future land use categories and is zoned AG-2. The subject
property is in Planning District 5 (Burnt Store) and is not within any established Community Plan Area
within the Lee Plan.

The subject property is currently designated as Open Lands and Wetlands on the Future Land Use Map,
described by Policy 1.4.4 and Objective 1.5 of the Lee Plan, respectively.

POLICY 1.4.4: Open Lands are upland areas that are located north of Rural and/or sparsely
developed areas in Township 43 South. These areas are extremely remote from public services and
are characterized by agricultural and low-density residential uses. Commercial and industrial uses
are permitted in this category in accordance with the standards in the Rural category. The
maximum density in this category is one dwelling unit per ten acres (1 du/10 acres); except that a
maximum density of one dwelling unit per five acres (1 du/5 acres) is permitted if the Planned
Development process is used to prevent adverse impacts on environmentally sensitive lands

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses and
recreational uses that will not adversely affect the ecological functions of wetlands. All
development in Wetlands must be consistent with Goal 124. The maximum density is one dwelling
unit per twenty acres (1 du/20 acre) except as otherwise provided in Table 1(a) and Chapter XIlI.

The proposed amendment would re-designate the subject property from the Open Lands and Wetlands
future land use categories to the Central Urban and Wetlands future land use categories. This change
removes the limitation that commercial uses must be intended to serve residents of the adjacent rural
areas to allow general commercial uses and changes the maximum standard density from one dwelling
unit per 10 acres to 10 dwelling units per acre.

A formal wetland jurisdictional determination was not provided by the applicant; therefore, in accordance
with Policy 124.1.2, the existing portion of the property within the Wetlands future land use category will
remain in the Wetlands future land use category until a formal wetland jurisdictional determination
showing the extent of state-designated wetlands is provided. Calculation of density within the Wetlands
future land use category will be determined through future zoning and development order actions.

The current zoning designation is AG-2, allowing for agricultural related uses. The applicant has stated an
intention to file a future application to rezone the subject property. This application has not yet been
submitted.

Adoption of the proposed amendment does not guarantee that future rezoning applications will be
consistent with the Lee Plan. Consistency of any future rezoning application with the Lee Plan will be
analyzed during the zoning process.



Surrounding Properties

The property north of the subject property is within the Central Urban and Wetlands future land use
categories. This property was redesignated from Open Lands and Wetlands to Central Urban and
Wetlands by Ordinance Number 23-04. The property to the north was also approved for a rezone to
Mixed Use Planned Development (MPD) to permit 354 multi-family dwelling units and 222,900 square
feet of commercial development by the BoCC on August 7, 2024.

Immediately to the east of the subject property is a +42.3-acre privately owned vacant property in the
Open Lands future land use category, zoned AG-2. To the east of this is the Yucca Pens Unit of the Babcock
Webb Wildlife Management Area, managed by the Florida Fish and Wildlife Conservation Commission.
This preserve consists of parcels owned by the State of Florida, generally acquired between 1996 and
2014.1

South of the subject property is a Residential Planned Development (RPD) consisting of approximately 123
acres. This RPD was approved for excavation for mining of fill dirt, to be followed by the construction of
19 single-family dwelling units. The RPD was approved in 2004 by Resolution Z-04-009.

The subject property is bordered on the west by Burnt Store Road. West of Burnt Store Road are the
Charlotte Harbor Preserve State Park, Charlotte Harbor Buffer Preserve, and a vacant parcel in the City of
Cape Coral Zoned R-1. The R-1 zoning district in Cape Coral is designed for single-family residential
development and additional uses compatible with single-family homes. Maximum density within the R-1
zoning District is 4.4 dwelling units per acre. Additional information on the surrounding properties can be
found in Table 1 below.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
MPD Approved for 354 dwelling
North Central Urban units and 263,470 square feet of Vacant

commercial and light industrial
East Open Lands & Wetlands AG-2 Vacant/Preserve

Residential Planned Development
South Open Lands & Wetlands ) . Vacant
approved for 19 dwelling units

Single and Multi-Family
(Cape Coral) &
West ] o R1 (Cape Coral) Vacant/Preserve
Commercial Activity

Center (Cape Coral)

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

1 A Management Plan for Fred C. Babcock-Cecil M. Webb Wildlife Management Area, Florida Fish and Wildlife
Conservation Commission, November 2014.
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Plan as a whole. The Lee Plan analysis included in this staff report outlines the proposed amendments in
relation to the most applicable Lee Plan goals, objectives, and policies to determine their appropriateness.

Map 1-A: Future Land Use Map

The proposed amendment redesignates the majority of the subject property from the Open Lands future
land use category to the Central Urban future land use category. The Central Urban future land use
category is described by Policy 1.1.3.

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

This region of the county, traditionally characterized by very low-intensity and low-density development,
has become a subject of interest for future growth in recent years. In 2016, an interlocal agreement was
executed between Charlotte and Lee Counties, allowing Charlotte County Utilities to provide water,
sewer, and reuse service to land in Lee County along Burnt Store Road. This expansion included the subject
property. Based on Policies 4.1.1 and 4.1.2, the density allowed and anticipated by the proposed
amendment would require future development connections to public sewer and water systems. The
ability of the subject property to connect to public utilities enables the applicant to comply with Policies
4.1.1and 4.1.2.

Objective 2.2 provides that new development should be directed “to those portions of the future urban
areas where adequate public facilities exist or are assured and where compact and contiguous
development patterns can be created.” As discussed above, the subject property is located where public
facilities are planned and will be available. Burnt Store Road is also being expanded from a two-lane
arterial road to a four-lane arterial. More information regarding the expansion of Burnt Store Road can be
found in the “Transportation” section of this report. In addition to the availability of utility and
transportation infrastructure, the City of Cape Coral has recently approved changes to their development
regulations that would allow for intense mixed-use development along the Burnt Store Road corridor.
These changes are discussed in greater detail in this report's “Compatibility with the City of Cape Coral”
section. The increased development allowed by the proposed amendment can be served by planned or
available infrastructure and is consistent and compatible with the development anticipated within the
City of Cape Coral along the Burnt Store Road corridor and is consistent with Objective 2.2.

Goal 5 provides that Lee County will accommodate the projected population in appropriate locations with
attractive and safe neighborhoods with various housing types and prices. Policy 5.1.2 prohibits residential
development where physical constraints or hazards exist or require density and design to be adjusted
accordingly. The property is in FEMA flood zone “X (shaded)” and is not within the Coastal High Hazard
Area as depicted on Lee Plan Map 5-A. Policy 135.1.9 requires Lee County to “ensure a mix of residential
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types and designs on a County-wide basis” through the Future Land Use Map. The proposed amendment
will help to accommodate Lee County’s projected population in an appropriate location and may help
ensure a mix of residential types and designs throughout the County, consistent with Goal 5, Policy 5.1.2,
and Policy 135.1.9 of the Lee Plan.

Environmental Analysis

Lee Plan Policy 126.1.4 requires that development designs maintain or improve surface water flows,
groundwater levels, and lake levels at or above existing conditions prior to future development. The
subject property is within both the Yucca Pen Creek and Durden Creek watersheds.

The Yucca Pen Creek Watershed is on the Florida Department of Environmental Protection Study List for
Dissolved Oxygen based on the number of exceedances for the sample size. The Northwest Lee County
Surface Water Management Plan provides the following recommendation: “Future developments within
the unincorporated areas of Lee County east of Burnt Store Road should be required to provide treatment
for 1-inch of runoff generated from the developed areas through wet or dry retention/detention systems
as the BMPs.” Future rezonings and development orders will be analyzed to determine consistency with
Goal 125, which ensures the maintenance or improvement of water quality for the protection of the
environment of Lee County.

Future development will require a Lee County Development Order approval and Environmental Resource
Permit approval from the South Florida Water Management District (SFWMD) and must comply with
surface water quality standards as required by SFWMD and Lee County.

Table 1(b): Year 2045 Allocations

The applicant is also proposing an amendment to Table 1(b). This amendment is necessary to maintain
internal consistency with the 2045 Lee County population accommodations and Policy 1.6.5 of the Lee
Plan at the time of the development order. The Table 1(b) amendment is consistent with Lee Plan Goal 5,
which is to provide sufficient land in appropriate locations on the Future Land Use Map to accommodate
the 2045 projected population of Lee County. Staff recommends that Table 1(b) be amended to add 24
acres of residential development acreage to the Central Urban future land use category in Planning District
5 (Burnt Store) and subtract 95 residential acres in the Central Urban future land use category of Planning
District 19 (North Fort Myers) in order to accommodate the anticipated development and make the
population balance countywide. Staff’s recommended changes to Table 1(b) are identified in Attachment
1.

The proposed amendments are consistent with the Lee Plan and help accomplish several aims of the
Lee Plan. The proposed amendment is also consistent with the area surrounding the subject property.

Surrounding Municipalities

Due to the subject property’s unique location, approximately one mile from the Charlotte County
boundary and adjacent to the City of Cape Coral, Staff examined how the proposed FLUM amendment
would fit with the surrounding municipalities.

The subject property is adjacent to the boundary of the City of Cape Coral, which has a separate
Comprehensive and Land Development Regulations. Lee County staff consulted with Cape Coral
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Development Services Division staff to understand the future land use and anticipated development
patterns of parcels near the subject property within city boundaries.

Cape Coral passed a text amendment to their comprehensive plan to guide future development along
Burnt Store Road on December 7, 2022, to plan for what is likely the next area of urban development over
the coming years. This area is one of the last remaining areas in Cape Coral with large, vacant lots available
for development. In anticipation of potential growth in this corridor, the city created the Burnt Store Road
District (BURST).

Cape Coral’s BURST does not allow for stand-alone residential uses. Multi-family development of up to 25
dwelling units an acre will be permitted as part of a mixed-use building. Commercial development in this
future land use category will allow a maximum floor area ratio of 1.0.

Cape Coral followed up the text amendments with the BURST map amendment (LU21-000017) to
incorporate BURST in the City’s future land use map. The map amendment has been transmitted to the
State Reviewing Agencies, and the Cape Coral City Council expects to hold the adoption hearing on the
amendment on September 18, 2024. Based on the proposed map amendment, the area of the BURST will
include most of the parcels bordering Burnt Store Road north of Van Buren Parkway within Cape Coral
city limits. The proposed density and intensity permitted within adjacent properties in Cape Coral
indicates that this area will be the city’s next center of higher-intensity development.

Recent development pressure along Burnt Store Road within Charlotte County has prompted the
Charlotte County Board of County Commissioners to direct Charlotte County Community Development
Staff to analyze the Burnt Store corridor and determine if changes should be made to the Charlotte County
Comprehensive Plan or Land Development Code to better guide development that meets the needs
residents within the vicinity of Burnt Store Road.

The proposed amendment to Lee County’s Future Land Use Map would allow for uses that are
compatible and complimentary with the development anticipated in adjacent communities.

Service Availability and Capacity
Consistent with Objective 2.2, there are adequate potable water, sanitary sewers, solid waste, police,
fire/EMS, and school services and facilities to accommodate the proposed amendment.

Transportation: Access to the property is from County Road 765 (Burnt Store Road), which is a paved,
county-maintained arterial roadway. Lee Plan amendments require both a short-range (5 years) and long-
range (20+ years) level of service (LOS) analysis. Based on the information in the application materials, the
proposed amendment will cause a reduction in LOS standards for Burnt Store Road in the short-range.
This level of service deficit is expected to be rectified in the long-range, with Burnt Store Road operating
at or above adopted LOS standards by 2045.

Lee County has designated Burnt Store Road, from State Road 78 (Pine Island Road) to the Charlotte
County line, as a controlled access road facility. Improvements are underway for Burnt Store Road, which
will expand the roadway from two to four lanes and implement controlled access locations. Connection
from the subject property to Burnt Store Road must comply with Lee County Resolution 20-09-26. The
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expansion of the Burnt Store Road segment adjacent to the subject property is currently in the design
phase, with the expected completion of the design by the end of 2024.

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

Mass Transit: The subject property is not within one-quarter mile of a fixed-route corridor, the closest
bus stop is not within one-quarter mile of a bus stop, and the 2016 TDP does not identify the need for
enhanced or additional transit services in the area.

Utilities: The subject property has water, sewer, and reclaimed water service through a 2016 interlocal
agreement between Lee and Charlotte counties. Charlotte County Utilities will provide water and sewer
service. In a letter dated February 9, 2024, Charlotte County Utilities indicated that potable water, sanitary
sewer, and reclaimed water connections are available.

Solid Waste: Lee County Solid Waste indicated in a letter dated July 5, 2023, that collection services are
available to the subject property. Solid waste collection services will be provided by Lee County using the
Lee County Resource Recovery Facility and the Lee-Hendry Regional Landfill.

Fire: The Cape Coral Fire Department indicated in a letter dated June 28, 2023, that they are capable of
providing fire protection. A full-time fire station is located approximately two miles from the subject
property.

EMS: Lee County Emergency Medical Services indicated in a letter dated July 20, 2023, that service is
available to the property. One ambulance is located approximately 5.8 miles south of the site.

Law Enforcement: The Lee County Sheriff’s Office (LCSO) indicated in a letter dated July 7, 2023, that
adequate service can be provided to the subject property. LCSO will provide law enforcement services
from the Gulf District offices in Saint James City. LCSO requests a Crime Prevention Through Environmental
Design Report in future submittals.

Schools: The subject property is in the West Choice Zone, W2. There is adequate school seat capacity to
serve the subject property and the project’s generation of elementary and middle school students,
according to a letter from the Lee County School District dated July 5, 2023. Capacity is an issue within the
Concurrency Service Area (CSA) at the elementary school level, however, capacity is available in the
adjacent CSA.

Adequate public services and infrastructure are available to serve future development of the subject
property at intensities allowed by the Central Urban future land use category.

Conclusions

Anticipated development and infrastructure improvements to this area of Lee County make the subject
property appropriate to be developed as a Future Urban Area, as the property will no longer be “extremely
remote from public services” and the area will not be “characterized by agricultural and low-density
residential uses” as typically found on lands within the Open Lands future land use category. The proposed
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Lee Plan Amendments are consistent with the Goals, Objectives, and Policies contained in the Lee Plan,
as discussed in the report and summarized below.
e Theincreased development that would be allowed by the proposed amendment is consistent and
compatible with the development anticipated within the City of Cape Coral along Burnt Store
Road and with parcels adjacent to the subject property.
e There are adequate potable water, sanitary sewers, solid waste, police, fire/EMS, and school
services and facilities to accommodate the proposed amendment.
e Burnt Store Road is expected to operate at adopted LOS standards following the completion of
the widening project.
e The proposed amendment will help to accommodate Lee County’s projected population in an
appropriate location.

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

» Map 1A Existing Future Land Use Map
» Map 1A Proposed Future Land Use Map

» Table 1(b) Existing and Proposed









Table 1(b) Year 2045 Allocations

Unincorporated County

Planning District

District1 | District2 | District3 | District4 District 5 District6 | District7 | District8 | District9 | District 10
Future Land Use Category Burnt St
Northeast Boca Fort Myers urnt store Cape Fort Myers | Gateway/
Existing Proposed Lee County | Grande Bonita Shores  |Existing Proposed Coral Captiva | FortMyers| Beach Airport
D +48 1,483 - - - 17 - 21 - 238 - -
Central Urban 3,83 13,768 - - - 207 - 24 - - 230 - 25
Urban C 7 739 813 453 - 475 - - - - 150
Suburban 14,913 14,913 - - - 1,950 - - - - 80 - -
Outlying Suburban 3,648 3,648 25 - - 490 | ——3| 13 3 429 - - -
Sub-Outlying Suburban 73 1,732 - - - 330 - - - - - - 227
Commercial - - - - - - - - - -
Industrial 15 15 - - - - - - - - - - 6
Public Facilities - - - - - - - - - -
= University C 563 503 - - - - - - - - - - -
S Destination Resort
20 Mixed Use Water 8 8 - - - - - - - - -
"‘-B' D
(8] B.urnt Store Marina ) i i i i i i i i
g Village
= Industrial g - - - - - - - - - - - - -
'g General Interchange 115 115 - - - E - € € - 15
3 General Commercial ) . . . . . ) . . . . . .
@ Interchange
‘S Industrial Commercial . . . . . . . B . B
S Interchange
‘; University Village ] ] ] ] ] ] ] ] ] ] ] ] ]
[) Interchange
= New C ;164 104 1,115 - - - - - - - 989
o~
s Airport - - - - - - - - - - - - -
% Tradeport 3 3 - - - - - - - - 3
‘D Rural 764 7.764 2,431 - - 800 | ——38 730 - - - - -
L c
-3 Rural 3517 3517 - - - - - - - - -
Preserve
Coastal Rural 1,338 1,338 - - - - - - - - - - R
Outer Island 33 233 2 4 1 - - 169 - - -
Open Lands 486 2186 153 - - - | ——257 257 - R R - R
Density Reduction/
6,974 6,974 131 - - - - - - - -
Groundwater Resource
Conservation Lands . . . . . . . B . B
Upland
Wetlands - - - - - - - - - - - - -
Conservation Lands
Wetland
coTTy Ot
———————83;115 83,044 4,669 457 - 4,270 | —1002 1,026 24 598 548 - 1,415
Commercial ——————————§916 8,916 300 53 - 450 [—27 27 9 125 150 - 1,216
Industrial —————————————4;788 4,788 30 3 - 300 | —10 10 15 70 315 - 2,134
Non Regulatory Allocations
Public —————— 120,211 120,211 14,191 622 - 4,864 | —7323 7,323 6 2,340 583 - 9,660
Active AG ——————— 21944 21,944 5,500 - - 240 | —o0 90 - - - - 2
Passive AG ———————————— 13,685 13,685 5,500 - - 615 | ——100 100 - - - - 485
Conservation —————————— 87,746 87,746 2,458 297 - 1,163 | —3;186 3,186 67 1,595 926 - 2,206
Vacant ————————————26;118 26,189 1,145 28 - 733 | ——766 742 8 103 17 - 88
Total — 366523 366,523 33,793 1,460 - 12,635 | —12;504 12,504 129 4,831 2,539 - 17,206
Population Distribution (unincorporj ————584;33+ [~ 584,331 8,235 1,470 - 35253 |——2;179 2,949 152 725 5,273 - 22,566
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Table 1(b) Year 2045 Allocations

Planning District
. Land Use C District 11| District 12 District 13 | District 14 District 15 District 16 District 17 District 18 District 19 District20 | District 21| District 22
uture Land Use Category Daniels lona/ Southeast Lee North Fort Myers
Parkway McGregor | SanCarlos | Sanibel |SouthFortMyers| Pinelsland | Lehigh Acres County Existing Proposed | Buckingham Estero Bashore
Intensive Development - - - - 801 1 30 - |———=3%| 378 - - -
Central Urban - 656 20 - 3,113 - 7,362 - —2225| 2130 - - -
Urban Community - 978 1,318 - 863 540 17,034 B e R [ 115 - -
Suburban - 2,566 2,069 - 1,202 659 - - —6387| 6,387 - - -
Outlying Suburban 1,253 438 - - - 502 - - —406 | 406 - 90 -
Sub-Outlying Suburban - - 13 - - - - - — 45| 145 66 - 950
Commercial - - - - - - - N - - - -
Industrial - 3 3 - 3 - - - | - - -
Public Facilities - - - - - - - I - - - -
= University Community - - 503 - - - - - E— - - -
S Destination Resort
20 Mixed Use Water - 8 - - - - - | - - -
";B' D
(8] Burnt Store Marina
b Village ] ] ] ] ] ) ] ] ]
D Industrial Interchange - - - - - - - T e S - - -
'g General Interchange 58 - - - - - - [ vy 7 - - 20
3 General Commercial . . . . . . . . ) . . .
) Interchange
‘S Industrial Commercial
S Interchange ] ] ] ] ] ) ] ] ]
w University Village
c%‘ Interchange i i i i i i i i j i i i
= New Community - - - - - - - - | - - - -
E Airport - - - - - - - I - - -
% Tradeport - - - - - - - - - - - -
‘D Rural 1,573 - 99 - - 227 14 B — 454 50 - 1,387
g Rural Community . i . B . i . i . 3517 . .
Preserve
Coastal Rural - - - - - 1,338 - - — - - - -
Outer Island - 2 - - - 55 - - — - - - -
Open Lands 80 - - - - - - - —36|_ 30 - - 1,667
Density Reduction/
- - - - - - - 4,742 | —— - - - 2,101
Groundwater Resource
Conservation Lands
Upland ] ] ] ] ] i ] ] ]
Wetlands - - - - - - - I - - -
Conservation Lands
Wetland i i i i i i i i i
SO 2,964 4,651 4,024 - 5,982 3,322 24,440 4750 | —10037 | 9042 3,748 20 6,125
Commercial 326 774 938 - 2,012 288 900 118 | —h121 1,121 19 18 72
Industrial 5 198 387 - 566 67 218 215 | —244 244 4 2 4
Non Regulatory Allocations
Public 3,214 4,898 6,364 - 5,883 4,831 20,267 17,992 | —16;117 10,117 3,052 653 3,351
Active AG 5 13 5 - - 2,780 35 12,000 [— 96 90 630 4 550
Passive AG 10 - 5 - - 70 50 2,500 | —250 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 - 211 15,489 1,077 41,028 | —4667 1,607 382 1,465 895
Vacant 20 55 158 - 4 2,200 14,804 2,400 | —%183 1,183 850 130 1,425
Total 8,221 20,375 14,113 - 14,658 29,047 61,791 81,003 | ——24:649 24,649 10,685 2,362 14,522
Population Distribution (unincorporf 14,723 44,132 53,974 - 76,582 13,431 161,031 18,538 | ——116;722 109,952 5,951 741 8,653
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CPA2023-00012

Babcock Lee
Text Amendment



STAFF REPORT FOR
CPA2023-00012:
BABCOCK LEE TEXT AMENDMENT

Privately Initiated Text Amendments to the Lee Plan

Recommendation: REQUEST

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

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

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

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

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

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

Future Land Use Category in Babcock Ranch.

Hearing Dates:

LPA: 09/23/2024 SUMMARY

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

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

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

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

2,613 acres.

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

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

RECOMMENDATION

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




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

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

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

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

Future Land Use Category

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

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

Development within the New Community future land use category must have at least the
following characteristics:
1. The land will be developed under a well-conceived overall Planned Development;
2. The land can be served with all necessary facilities and services at no expense to
the County. Uniform Community Development Districts and special taxing
districts may be utilized toward achieving this objective;

1F.S. 163.3184, Process for adoption of comprehensive plan or plan amendment
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3. Population, recreation, open space, educational, office, and research facilities are
distributed in an orderly and attractive manner;

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

5. The land must be developed as a free-standing community offering a complete

range of land uses (e.g. a full mix of housing types for a range of household

incomes, industrial and office employment centers, and community facilities such

as fire departments, schools, law enforcement offices, public recreational areas,

health care facilities, and community commercial areas). The mix of land uses will

be evaluated through buildout of the New Community to ensure developments

include both residential and non-residential uses;

Off-site impacts must be mitigated,;

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

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

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

o

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

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

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

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

Planning District

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

REQUEST

The proposed text amendment changes four policies relating to the residential density and number of
hotel rooms allowed in the New Community Future Land Use Category for the portion of Babcock Ranch
within Lee County. This is the only area of the county this text amendment impacts. The requested
changes are reflected in strikethrough/underline format below.
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POLICY 1.1.15: The New Community future land use category are areas of land that can
be planned and developed as a cohesive unit in-erderto better achieve the conservation
of important environmental resources and te-initiate area-wide-area-wide surface water
management. New Community land must be located such that the area is capable of
being developed with a balance of residential and non-residential uses and that major
impacts of the development are internalized and/or alleviated by existing infrastructure
the-is-existing-or will be funded privately. New Community areas will be developed as
freestanding economic units and will not impose negative fiscal impacts on the County
(other than those associated with the delay in placing property improvements on the tax
rolls). The residential density is one unit per 2:51.9 gross acres (1 du/2:51.9 acres) except
within the Gateway/Airport Planning District, where a residential density of up to six
dwelling units per gross acre (6 du/acre) may be permitted.

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

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

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

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

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

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

6. Off-site impacts must be mitigated;

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

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

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

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

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

PROCEDURAL REQUIREMENTS

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

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

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

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

LEE PLAN CONSISTENCY

The comprehensive plan applies to all land use decisions within the county. Where goals, objectives, or
policies of particular elements conflict, those conflicts will be resolved based on an analysis of the Lee
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.
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According to Policy 1.1.15, areas of the land with New Community should be self-sufficient, multi-use
developments that prioritize conservation through clustered development design and provide area-wide
surface water management and other infrastructure. Babcock Ranch is a mixed-use, master-planned
community with utilities, surface water management, conservation areas, and other associated
infrastructure. The applicant is proposing an amendment to this policy to allow a slightly higher density
to facilitate additional residential units in Babcock Lee for multi-family and Assisted Living Facility uses.
No changes are proposed to the FLUM that would increase the acreage of the New Community FLUC in
the Northeast Lee Planning District. The proposed density increase is not inconsistent with the intent of
Policy 1.1.15.

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

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

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

Policy 5.1.2 prohibits residential development where physical constraints or hazards exist. Hazards and
constraints are defined as “flood, storm, or hurricane hazards; unstable soil or geologic conditions;
environmental limitations; aircraft noise; or other characteristics that may endanger the residential
community.” As previously noted, the proposed amendment will allow for increased density in areas
within Babcock Ranch that have previously been determined to be consistent with Policy 5.1.2. The
proposed amendment is consistent with Policy 5.1.2.

Part B of the Lee Plan’s Future Land Use Element addresses Community Planning. The Goals 17, 27, and

29 apply to the proposed text amendment. Goal 17 includes the requirements for all development within
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a Community Plan area. Goals 27 and 29 apply to the specific Community Plan Areas the text amendment
would apply to: Northeast Lee County and North Olga, respectively.

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

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

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

MEETING TYPE DATE

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

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

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

Objective 27.1, Agricultural and Rural Character, states,

Maintain and enhance the viability of the existing and evolving commercial agricultural
operations, preserve open space, and retain the rural character of Northeast Lee County.
For the purposes of this objective, rural character is defined as those characteristics that
convey a sense of rural lifestyle such as large lots or clustered development, ample views
of wooded areas, open spaces, and river fronts, working farms and productive agricultural
uses, and the protection of environmentally sensitive lands.

Policy 27.1.1 supports Objective 27.1 by encouraging continued commercial agricultural operations and
clustered new development to conserve open lands. The proposed text amendment increases density for
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properties with New Community FLUC in the Northeast Lee Community Plan Area from 1 unit per 2.5
acres to 1 unit per 1.9 acres; however, the proposed density increase will occur in areas already designated
for clustered development and does not add any new development acreage to the Planning District in
which it is located. Additionally, the amendment decreased the number of hotel rooms in the portion of
Babcock Ranch within Lee County. Therefore, the proposed amendment does not inhibit or change the
rural nature of the properties it impacts more than what is already permitted in the FLUC and is
consistent with Objective 27.1 and Policy 27.1.1.

Policy 27.4.1 addresses the rural character of North River Road,

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

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

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

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

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

Staff concurs with the applicant. The increased density is consistent with Policy 29.2.1, which encourages
planned developments to provide a mixture of housing types. The Master Concept Plan also continues to
depict larger-lot residential development in the areas closest to residential development outside of
Babcock Ranch and maintains community gathering areas, consistent with Policy 29.2.2 and Policy 29.2.3.

2 Request narrative page 3.
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The proposed text amendments also reduce the number of hotel rooms permitted in the Lee County
portion of Babcock Ranch. The reduced number of hotel rooms does not conflict with Objective 29.3
regarding commercial land uses outside of Babcock.

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

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

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

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

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

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

3 Request narrative page 11.
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The proposed amendments are consistent with the Future Land Use Element's Goals, Objectives, and
Policies.

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

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

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

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

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

SERVICE AVAILABILITY

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

Transportation: CPA applications are required to provide information on a short-range (5 years) and long-
range (20+ years) level of service (LOS) analysis. The 5-year analysis indicates SR 80 from SR 31 to
Buckingham Rd and SR 31 from SR 80 to Shirley Ln will operate at LOS “F” with and without the proposed
change. The Long Range 2045 Horizon LOS analysis indicates SR 80 from SR 31 to Buckingham Rd, SR 31
from SR 78 to County Line will operate at LOS “F” with and without the proposed change, SR 31 from SR
80 to SR 78 will operate at LOS “D” without the proposed change and LOS “F” with the proposed change.
SR 31, SR 80, and SR 78 are arterials maintained by the State of Florida. Transportation concurrency is non-
regulatory per Florida Statutes Section 163.3180 and Lee Plan Policy 95.1.3, which provides “Compliance
with non-regulatory LOS standards will not be a requirement for continued development permitting, but
will be used for facility planning purposes.” Transportation impacts will be reviewed again with the rezone
application and development orders.

Mass Transit: The affected area is not within one-quarter mile of a fixed-route corridor, the closest bus
stop is not within one-quarter mile, and the 2016 TDP does not identify the need for enhanced or
additional transit services in the area.
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Utilities: The affected area is within the Babcock Ranch Community Independent Special District for
potable water, sanitary sewer service, and reclaim. In a letter dated November 30, 2023, the Babcock
Ranch Community Independent Special District stated the infrastructure requirements but did not commit
to reservation of services. Ultimately, the District will be responsible for ensuring capacity for potable
water, sanitary sewer, and reclaim services on-site. Capacity for water and sewer facilities will be reviewed
at the time of the Development Order consistent with Objective 4.1.

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

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

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

Schools: The School District of Lee County provided a letter on December 12, 2023, stating that capacity
is an issue within the Concurrency Service Area (CSA) at the elementary school level. However, capacity is
available in the adjacent CSA. Additionally, the portion of Babcock Ranch within Charlotte County contains
a K-8 and a 9-12 school, the Babcock Neighborhood School and Babcock High School, respectively.
According to the school website, out-of-county students within 4 miles of the school property may enter
a lottery for the opportunity to attend the local schools.

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

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed amendment as shown in Attachment 1.
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS
FUTURE LAND USE ELEMENT

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

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

Development;

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

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

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

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

6. Off-site impacts must be mitigated,

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

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

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

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

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

APPENDIX B | TABLES

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

Attachment 1 September 13, 2024
CPA2023-00012 Page 2 of 2





























































































































































































































































































































































































































































































































































































































































































































































































































































































	Agenda
	Draft Minutes - 08-26-2024
	CPA2023-00010 BSR 40
	Staff Report
	Attachment 1
	Applicant Materials

	CPA2023-00012 Babcock Lee Text Amendment
	Staff Report
	Attachment 1
	Applicant Materials




