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T This Document Containsthe Following Reviews:

T Staff Review

T L ocal Planning Agency Review and Recommendation

Board of County CommissionersHearing for Transmittal

STAFF REPORT PREPARATION DATE: June 19, 1997

PART | - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:
HELENE RASMUSSEN, TRUSTEE
REPRESENTED BY MR. DAVID RASMUSSEN & MORRIS-DEPEW ASSOCIATES, INC.

2. REQUEST:
Amend the Future Land Use Map series, Map 1, the Future Land Use Map, and Map 17, the Y ear 2010
Overlay Map, to redesignate a specified 57+ acre portion of a parce of land located in Section 27,
Township 45 South, Range 25 East from the Rurd Land Use Category to the Industrid Development
Land Use Category and to add industria acresto the Y ear 2010 Overlay sub-district 711. The subject
parcd islocated to the northeast of Fiddlesticks subdivision and west of 1-75.

B. BACKGROUND INFORMATION
1. EXISTING CONDITIONS

SIZE OF PROPERTY: 57+ ACRES

PROPERTY LOCATION: Thesubject property isgenerdly located 1 mile south of Daniels Parkway
adjacent to the western edge of the 1-75 right-of way. The property is located northeast of the
Fiddlesticks subdivison and east of the Old Hickory subdivison.

EXISTING USE OF LAND: The subject property is currently vacant.

CURRENT ZONING: AG-2

STAFF REPORT FOR October 27, 1997
PAM 96-10 PAGE 1 OF 15



CURRENT FUTURE LAND USE CLASSIFICATIONS: Rurd
INFRASTRUCTURE AND SERVICES

WATER & SEWER: The subject property is located in the Lee County Utilities franchise area.
According tothe gpplication, an 8" sewer forcemainislocated on thewest sdeof FiddlesticksBoulevard.
The agpplication also dates that a 16" potable water line is located on the east Sde of Fiddlesticks
Boulevard. A review of utility information contained in the property gppraiser's geographic information
system (PAGIS) indicates 12", 8", and 6" potable water lineswithin 50 feet of the subject ste. Planning
staff notes that Standards 11.1 and 11.2 provide for mandatory connectionswhen certain thresholdsare
achieved.

FIRE: The property islocated in the South Trail Fire Protection & Rescue Service Didtrict.

TRANSPORTATION: The subject property is located on the Westside of 1-75, one mile south of
Daniels Parkway. The subject property has an access easement to Fiddlesticks Boulevard.

SOLID WASTE FRANCHISE: Gulf Dispos, Inc.

C. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY

1

RECOMMENDATION: Staff recommends that the applicant's request not be transmitted and that
no further processing of this amendment be undertaken at thistime,

BASISAND RECOMMENDED FINDINGS OF FACT: Asdated in the conclusons section of
the Staff Andlysis section (Part 11). These include the following:

C Thereques, if gpproved, could result in incompatible devel opment adjacent to existing resdentia
USES.

C Therequest, if gpproved, could result in uses that are "potentialy destructive to the character and
integrity of the resdentia environment.”

C The applicant has not provided sufficient data and analysis to indicate that the request would not
condtitute orawl.

C No judtification has been submitted to show that the existing Urban Service Area needs to be
expanded. Sufficient data and analyss indicating that existing undeveloped urban lands cannot
accommodate the proposed use has not been provided.
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PART Il - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION

The agpplicant, Helene Rasmussen, is requesting a Future Land Use Map (FLUM) amendment to change the
FLUM designation, as depicted on Map 1, from "Rurd” to "Industria Development” for a 57+ acre parcd of
land. The subject property islocated gpproximately 1 mile south of Daniels Parkway on the Westside of 1-75
in Section 27, Township 45 South, Range 25 Eagt. The Steis located northeast of the Fiddlesticks subdivision.
The Old Hickory subdivison is located immediately to the west of the subject property.

The origind submitted Comprehensive Plan Amendment Application, Staff Correspondence, and Applicant
Responses are incorporated as Attachment 1.

PROJECT SUMMARY

The subject property is currently vacant. The gpplicant proposesindustrid devel opment in the range of 600,000
to 660,000 square feet on the approximate 33 acres of uplands on the subject Ste. Planning staff notes that the
subject ste will have to be rezoned to achieve this expectation.

This gpplication was reviewed usng the most intensve scenario of industrid uses occurring on the subject
property. This scenario is plausible given the sated intent of the applicant.

COMPREHENSIVE PLAN BACKGROUND

In 1984, Lee County adopted its firg officid Future Land Use Map (FLUM) as an integrd part of its
comprehensive plan. On that map, the subject property was part of the "Rurd” land use category. Maximum
sandard density for the "Rurd™ category was established by the 1984 plan a 1 dwelling unit per acre (1 du/ec).
The"Rurd" land use category has always been consdered to be part of the future non-urban aress of the Lee
Man. The subject Ste hasbeen in this"Rura" category since the adoption of the first FLUM.

ZONING AND SURROUNDING LAND USE

The subject property is zoned AG-2. Attachment 2 shows the subject property's location and the surrounding
zoning. The surrounding zoning is asfollows: to the north, vacant CPD (discussed further bel ow); to the south,
vacant AG-2 (property included in request PAM 96-07); to the east, 1-75 and then vacant AG-2; to the west,
RPD OIld Hickory subdivison. Planning staff aso notes that the subject property's access easement to
Fiddlesticks Road is in close proximity (planning staff estimates 175" to the entrance of the Fiddlesticks
subdivison.
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As noted above, the Old Hickory development islocated immediately to the west of the subject property. This
resdentid development is gpproaching buildout. Planning staff, utilizing PAGIS, estimates that resdentid units
in Old Hickory have been built approximately 190" from the subject property. Planning staff dso notes that the
property located across Fiddlesticks Road from Old Hickory was rezoned (Resolution #2-95-051) to RPD to
permit 1,573 dwelling units. Planning staff isconcerned that the request, if gpproved, could result inincompatible
development adjacent to exiding resdentia uses. Planning staff finds that the request is in an aea that is
developed and is being developed with residentia uses.

The subject parce is located adjacent to land that is currently designated as Outlying Suburban. Landswith this
designation abut this property on the northern and western property line. Lee Plan Policy 1.1.6, the Outlying
Suburban category description policy, providesthat commercid development greater than neighborhood centers
and indugtrid land uses are not permitted. Planning staff maintainstheat this category, like the Suburban category,
is primarily intended for "lower resdentia densties than other Future Urban Aress™” In fact, resdentid usesare
exising and being developed immediatdly adjacent to the subject site. Planning staff believes that the reques, if
approved, could result in uses that are "potentially destructive to the character and integrity of the residentia
environment.”

Rural designated lands, subject to PAM 96-07, are located to the south and I-75 is located on the eastern side
of the subject site. The subject property is part of alarger parce (STRAP #27-45-25-00-00005.0000) that is
it by 1-75. The portion of the parcel located to the east of I-75isin the Airport Commerce land use category
and is not subject to this request.

Immediaely to the north of the subject siteis an approved Commerciad Planned Development (CPD) known as
"Interchange Office Park." Thisrezoning was approved by Resolution Z-92-049, which permits 190,000 square
feet of office uses and up to 30,000 square feet of clearly ancillary commercid retail useson this property. Staff
found that the proposed office/lcommercia usesdid not raise any compatibility issueswith the adjacent resdentia
lands. The gpplicant testified in front of the Hearing Examiner that the master concept plan was " not showing
any office buildings on the western side of the lake, with the exception of one smaller building in the
northwest corner that would be adjacent to Old Hickory Club. In addition, that portion of Old Hickory
consists of a golf course, so they feel thereis a substantial buffer between any residential units and the
office park. Saff and the applicant agree that compatibility is not an issue.”

Planning staff notes that compatibility between office and resdentia usesis more easly achievable than between
indugtrid and residentid uses. In the case above, the office uses, for the most part, were physicaly separated
from the adjacent residential uses by a golf course and then an old lake/borrow pit.

The Interchange Office Park Master Concept Plan depicts a stub out located in the southeast corner of the
project. Thiswould alow the property subject in this request to have access to the north through this approved
CPD. Staff notes that the applicant has stated that access to the subject Steis currently viaan access easement
fromthe southwest corner of the subject Steto Fiddlesticks Boulevard. This easement abuts the south property
line of the Old Hickory development.
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Planning saff findsthat accessto this property islessthan desirablefor the anticipated intengity of industria square
footage. The Industrial Development category policy descriptor, Policy 1.1.7, provides that "These areas have
specid locationd requirements that are more stringent than those for resdentid areas, including transportation
needs (e.g., ar, rail, highway); indudtria levels of water, sewer, fire protection, and other urban services, and
locations that are convenient for employeesto reach.” The subject property has no rail access and to accessthe
property requires an approximate 2 mile drive from Daniels Parkway to reach the property via the access
easement south of the Old Hickory development.

The Lee Plan dtrives to protect resdentid areas from incompatible uses through policies such as 2.2.1, 5.1.5,
6.1.1,6.1.3,614,6.16,7.1.1,7.1.2 713,717, 7.1.8,7.1.9,10.1.2, 10.1.4. Policy 7.1.9 provides that
"Industrid development shdl not be permitted if it dlows industrid traffic to travel through predominantly
resdential areas” While not a resdentia street, the southern section of Fiddlesticks Boulevard, which the
industrid traffic of this proposed project would traverse, mainly servesexisting and devel oping residentia projects
such as Old Hickory, Fiddlesticks, and Kings Wood (Section 28 RPD).

Potable Water and Sanitary Sewer
The subject property is located in the Lee County Utilities franchise area. The gpplicant provides the following
concerning sanitary sewer:

An 8" forcemain is located on the West side of Fiddlesticks Blvd., and is servicing Old Hickory Club
development, the adjacent parcel. Currently sufficient capacity is available at this location.
Wastewater fromthisareaistreated at the City of Fort Myers Bowling Green Wastewater treatment
facility. No line improvements are planned for the immediate area.

The gpplicant supplemented this information with the following:

It appears that the approval and development of only the subject property could be carried out with
no degradation of the current level of service standards. The expectation of additional development
inthearea, however, will require an expansion of wastewater facilities. The nearest facility to service
the subject property is an 8" force main located north and west of the site. While the 8" facility is
likely to be large enough to service the development of the subject property, it isunlikely to be large
enough for the added demand which would be generated from devel opment of the area around the
subject property. It isanticipated that additional sewer force mainswill be included in construction
for the extension of FiddlesticksBlvd. in order to service additional development in thevicinity. For
the expected +/- 558 employees which will eventually be working at the light industrial land uses to
be established, estimating wastewater generation at 20 gallons per day per employee, it is projected
that demand for the developed project will be +/- 11,160 gallons per day. If development inthe area
includes another square mile of light industrial uses, at an average density of 10.24 employees per
grossacre, an added 6,554 empl oyees can be projected to be served by wastewater facilitiesinstalled
along Fiddlesticks Blvd. Thiswould yield an additional 131,080 gallons per day of wastewater to be
generated. For the subject property and surrounding devel opment an estimated total of +/- 142,240
gallonsper day of wastewater production could be expected fromthearea. Facilitiesarenot currently
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in place to service such a demand, but thereis no reason that the private sector would not provide an
adequatecapacity for such development asa condition of approval. Thereareno current plansinthe
Capital Improvements Programfor the expansion or extension of wastewater facilitiesto the subject
property. For the proposed amendment, no changesin the CIP are necessary. For development in
the area surrounding the subject property changes to the CIP may be necessary.

The applicant provides the following concerning potable water:

Located on the Fiddlesticks Blvd. East ROW line is a 16" diameter Potable Water line. Thislineis
connectedto a 30" diameter linelocated along Daniels Parkway. PotableWater providedtothisarea
is treated and distributed from the Corkscrew Water Treatment Plant.

The gpplicant supplemented this information with the following:

It Appearsthat the approval and development of only the subject property could be carried out with
no degradation of the current level of service standards. The expectation of additional development
in the area, however, will require that an expansion of potable water transmission facilities will be
necessary. The nearest facility to service the subject property isa 16" main located north and west
of the site, connecting to the 30" main located on Daniels Parkway. The 30" facility is likely to be
large enough to service the entire scope of industrial development in the area, and the existing 16"
main appear sadequateto providefor the added demand which woul d be gener ated from devel opment
of the subject property. It isanticipated that additional water mainswill be included in the extension
of Fiddlesticks Blvd. when constructed in order to service additional development inthevicinity. For
the expected +/- 558 employees which will eventually be working at the light industrial land uses to
be established, estimating water use at 24 gallons per day per employee, it is projected that demand
for the developed project will be +/- 13,392 gallons per day. If development in the area includes
another square mile of light industrial uses to be served by the water transmission facilitiesinstalled
along FiddlesticksBlvd., an additional 157,286 gallons per day of water will be consumed. Thiswould
yield a total of +/- 170,678 gallons per day of water demand that could be expected from the area.
Facilitiesare not currently in placeto service such a demand, but thereisno reason that the 30" main
along Daniels Parkway could not provide adequate capacity for such development. There are no
current plansin the Capital |mprovements Program for the expansion or extension of potable water
facilitiesto the subject property. For the proposed amendment, no changesin the CIP are necessary.
For development in the area surrounding the subject property changes to the CIP may be necessary.

No confirmation has been provided by the gpplicant from Lee County Utilities to verify that adequate capacity
exigts today and in the future to service the increased development potentia provided by this proposd.

Drainage/Surface Water Management
The gpplicant provides the following concerning drainage/surface water management:
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This parcel is located in the Sx Mile Cypress watershed basin. Only naturally occurring drainage
flowways are existing in the area. To the extent that these systems can provide outfall drainage, the
flowways will be incorporated into a site development drainage system. There are no current plans
to improve/expand drainage facilities at thislocation other than what may occur in conjunction with
the expansion of surrounding roadway systems.

The gpplicant supplemented this information with the following:

The subject property slopesgenerally fromnortheast to southwest, with what appear sto be a flow way
in the central portion of the site. 1-75 has cut off sheet flow from further east, and has changed the
surface water regime as a result. Surface water management will be accomplished through on-site
retention/detention facilities that will be constructed according to South Florida Water Management
District requirements. Additionally, the development planswill be scrutinized by the Sx Mile Cypress
Basin Board to assure that they comply with the County's overall development plans for the Basin.
Water quality and quantity leaving the sitein the post devel opment conditionwill replicatethat leaving
the site in the pre-development condition. Levels of service in the Lee Plan will not be exceeded as
a result of the request, nor will any amendments to the CIP be required.

No confirmation has been provided by the applicant from the South Florida Water Management Didrict that
adequate capacity exists today and in the future to service the increased devel opment potential provided by this

proposal.

Solid Waste Franchise
The property is served by the County's waste-to-energy facility and by the Gulf Coast Landfill operated by Gulf
Disposd, Inc. Concerning solid waste, the applicant provides the following:

Lee County has established a standard for the availability of solid waste disposal facilities of seven
(7) pounds per capita per day (Policy 40.2.5). The County has exceeded thislevel of service with the
construction of the waste to ener gy facility and the aggressive recycling programsthat it has pursued.
It isanticipated that the proposed request will generate, on an annual basis, 2,200 tons of solid waste.
Thiswill not cause any of the Plan mandated |evels of service to be exceeded, nor will it require any
revisionsto either the Lee Plan element or the CIP.

No confirmation has been provided by the gpplicant from Gulf Disposd, Inc., or Lee County Solid Waste to
veify that adequate capacity exists today and in the future to service the increased development potentia

provided by this proposal.

Parks, Recreation and Open Space
The applicant provides the following concerning parks, recreation and open space:

This site is located in District #4. Several community and regional parks are servicing this area,
including: Three Oaks Community Park, Ruttenburg Community Park, Harlem Heights Community
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Park, Lakes Regional Park, and Carl Drews Recreation Center. Picnicking, basketball, soccer,
baseball, tennis, as well asother passive activitiesare available at theselocations. LOSisconsidered
"Concurrent”. The standard set is; .8ac/1,000 permanent population for Community Parks.
7ac/1,000 total population for Regional Parks. There are no current plans for the expansion of the
localized park system.

The gpplicant supplemented this information with the following:

The subject property islocated within District 4. According to Lee County cal culations, the amount
of developed community park acreagein District 4is241 acres. The Lee Plan requiresthat 0.8 acres
per 1,000 permanent persons be devoted to community level parks. There areno plansfor additional
community parks within Park District 4. The Lee Plan requires that 6 acres per 1,000 seasonal
persons be developed as regional parks. According to Lee County figures, 4,658 acres of regional
parks have been developed throughout the County. The proposed reclassification will not directly
cause an increase in population. The proposed change will provide additional employment
opportunities for the growing Lee County population, however, and to that end will support the
County's parks and recreation efforts through the provision of ad val orem taxes for such operations.
No amendments to the element or the CIP will be required as a result of thisamendment's approval.

Mass Transit
The applicant provides the following concerning mass trangit:

Thereareno facilitiesserving thisrural area. Thereare no facilitiesthat are planned and funded for
thisarea.

The gpplicant supplemented thisinformation with the following:

There are currently no masstransit facilities serving the site. Until direct roadway accessis provided
for the site, there can be no impact upon the mass transit system. Lee Tran hasno bus service along
DanielsParkway or Alico Road at thistime. Redesignation of the subject property will have noimpact
upon existing or proposed levels of service. No Lee Plan standards regarding levels of service or
minimum standards of service have been established. No amendments to the Mass Transit element
or the Capital Improvements element will be required as a result of the approval of the request.

No Confirmation of thisinformation has been provided by the applicant from Lee Tran.

Population Accommodation Capacity Discussion

The request is to change the Future Land Use Map (FLUM) category of approximately 33.5 acres from Rurd
to Industrid Development. Currently Rurd areas have adengty limitation of 1 dwacre. The application states
that the subject property contains gpproximately 21 acres of wetlands. Currently Wetland areas have a densty
limitation of 1 dw20 acres. The subject property is covered by Airport Noise Zone 3 which does not alow the
congtruction of resdentid units. This fact is confirmed by the Lee County Port Authority in a May 16, 1997
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memorandum to planning staff (see Attachment 3). Port Authority staff note, and planning staff concurs, thet the
Industria Development category (and industrial uses) is consstent and compatible with the Noise Zone 3. The
property thus has an accommodation capacity of 0 dwelling units. The Industriad Development category does not
permit resdentia uses (except for bona fide caretaker use). Noise Zone 3 restrictionswould preclude bonafide
caretaker uses from occurring on this property. Thus, if the amendment is gpproved no change in the population
accommodation capacity of the FLUM would occur.

Year 2010 Overlay Consderations

The proposed amendment is located in the Year 2010 Overlay subdistrict 711 (Lee Plan Maps 16 and 17).
Subdigtrict 711 hasanindustrid alocation of 15.11 acres. Planning Staff hasverified that 46.72 acresof industrid
useisin fact occurring in the subdigrict in the Urban Community land use category.

The gpplicant is proposing adding 18.39 to 33.5 indusdtrid acres to the Overlay. The applicant, in a April 18,
1997 letter from Morris-Depew Associates, Inc., provides an andysis in support of adding industrid acreageto
thissubdidtrict. This andyd's contained, in part, the following:

In the case of an increase in the Subdistrict 711 of 33.5 acres, thisamounts to an overall increase of

0.40% of the total industrial acreage for the Lee Plan. If the acreage were to be increased by 18.39

acres, it would amount to an increase of 0.22% in the total industrial acreage. This is not a
statistically significant increase in the total amount of industrial acreage projected for the County.

Nevertheless, it isproposed that the acreage be added to thefiguresin Map 17, rather than transferred

from some other Subdistrict.

The gpplicant'sandys s concludesthat the addition of thisacreageto thissubdigtrict "has no satisticaly sgnificant
impact upon the overal acreage..., and is consstent with the County's intention of sustaining 3% of the totdl
employment in the manufacturing sector”.

Planning staff notesthat thereisan active amendment, PAM/T 96-13, to convert the' Y ear 2010 Overlay toayear
2020 horizon, delete the current subditricts, create new community based planning digtricts, and alocating land
usesthrough theyear 2020. TheY ear 2020 Overlay will dlocate land use acreages by 20 new community based
digtricts. The subject property iswithin the Daniels Parkway planning community. This new planning community
does not contain the area that was formerly in Subdigtrict 711 which contained industrid uses. This was the
Urban Community landsaong U.S. 41 that was contained in Subdigtrict 711. Since no Indudtria future land use
desgnations exig in this community, the creation of a Indudtrid acreage alocation will be required to provide a
2020 dlocation to accommodate the proposed development if the proposal is approved.

Trangportation I ssues

The subject parcd is generdly located one mile south of Daniels Parkway. The I-75 right-of-way abuts the
subject property's eastern boundary. The Divison of Transportation, Project Development Program, has
reviewed the request and has provided Planning staff written comments (see Attachment 4). This Divison
concludes that the conversion of the subject parcel does not trigger the need for a revison to the long range
trangportation plan.
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Accessto the subject property islessthan desirable for the anticipated intengity of industrid squarefootage. The
Industrid Development category policy descriptor, Policy 1.1.7, provides that "These areas have pecid
locational requirementsthat are more stringent than thosefor residentia areas, including transportation needs(e.g.,
ar, ral, highway); indudrid levels of water, sewer, fire protection, and other urban services;, and locations that
are convenient for employees to reach.” The subject property has no rail access and to access the property
requires an gpproximate 2 mile drive from Daniels Parkway to reach the property viathe access easement south
of the Old Hickory development.

Severd other Lee Plan Policies address the location and timing of industrid development. The Lee Plan's God
7. Indugtrid Land Uses, functionisto promote opportunitiesfor well-planned industrial development at suitable
locations within the county.” This goa has severd policies that address this issue. For example, Policy 7.1.3
provides the following:

Industrial land uses shall be located in areas appropriate to their special needs and constraints,
including, but not limited to, considerations of: topography; choice and flexibility in site selection;
accessbytruck, air, deep water, and rail; commuter accessfor home-to-work trips; utilities; greenbelt
and other amenities; air and water quality considerations; proximity to supportive and related land
uses; and compatibility with neighboring uses.

Policy 7.1.5 further provides.

The timing and location of industrial development shall be permitted only with the availability and
adequacy of existing or planned services and facilities.

The Lee Plan gtrives to protect residentid areas from incompatible uses through policies such as 2.2.1, 5.1.5,
6.1.1,6.1.3,6.14,6.16,7.1.1,7.1.2,71.3,7.17,7.18,7.1.9, 10.1.2, 10.1.4. Policy 7.1.9 provides that
"Indudtrid development shdl not be permitted if it adlows indudtrid traffic to travel through predominantly
resdentia areas” While not a resdentia sreet, the southern section of Fiddlesticks Boulevard, which the
indugtrid traffic of thisproposed project would traverse, mainly servesexisting and devel oping resdentid projects
suchas Old Hickory, Fiddlesticks, and Kings Wood (Section 28 RPD). Planning staff concludesthat the existing
road facilities are inadequate to provide for the requested intensity of industria development. In fact, Public
Works staff have indicated to planning staff that the existing Fiddlesticks Boulevard is not congtructed to handle
truck traffic. Public Works staff have indicated that additiona asphalt is needed to accomodate truck traffic.

Staff notes that atraffic andlysisis required by the County's local development gpprova process. Thisandyss
will determine the need for any Ste-rdated improvements such as turn lanes on the adjacent roadways.
Conditions may be required at the time of rezoning, or at the time of issuance of aloca Development Order per
the Lee County Land Development Code requirements.

Public Safety | ssues and Schools
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Section 1V, B.8., requires an gpplicant for a Future Land Use Map amendment to provide a letter from the
appropriate public service/safety agencies. The required submittal includes fire, emergency medica service
(EMYS), law enforcement (Sheriff's Office), and the School Board. The purpose of thisisto allow these agencies
to evauate the request and determine the adequacy of existing or proposed support facilities.

The gpplicant provides the following concerning support facilities:

Fire protection, emergency medical services, and law enforcement services cannot adequately be
provided to the site until adequate roadway facilities are established. Until a reasonable use is
provided to the property, the establishment of infrastructureis not possible. Theredesignation to an
industrial use category will have no effect upon the demand for educational services, but will provide
additional revenues for the school district. No amendments to the Lee Plan will be required.

Flanning staff finds that the gpplicant has not submitted these required letters and thus no determination of
adequate support services can be determined.

Panning staff did contact the South Trail Fire Protection & Rescue Service Didrict. The Digtrict has provided
verbal and written comments (see Attachment 5) to planning staff. The South Trail Fire Protection & Rescue
Service Didrict estimates response time to the subject Site to be about 2 minutes. The nearest fire station is
located on the south side of Daniels Parkway, near 1-75. The Digtrict has expressed concern over potentia
industrid uses and the proximity of existing resdentid properties. This concern is over indudtrial uses that may
store hazardous materids and the potential for contamination of the resdentia aress.

Soilsand Florida Land Use Cover Classification System (FLUCCYS)

The applicant has provided alengthy description, from the 1984 U.S. Department of Agriculture Soil Survey of
Lee County, on the various soil typesfound on the subject property. These soilsare 6-Halanddefine sand, 14-
Vdkaria fine sand, hydric, 26-Pineda fine sand, hydric, 27-Pompano fine sand, depressional, 28-Immokalee
sand, and 73-Pineda fine sand, depressond. For a more detailed discussion see the applicants soil submittal
information.

The applicant has provided a discussion of the FLUCCS codes covering the subject property. For a more
detalled discusson see the gpplicants FLUCCS submittd information.  The applicant's environmental
representative has verbaly indicated to planning staff that al but 13.9 acres (FLUCCS 411M) of the subject site
will in al probability be determined to be state jurisdictiona wetlands.

Endangered Species

Environmental Sciences staff has provided a memorandum concerning the subject parcel (see Attachment 6).
This memo dtates environmenta staff conducted a cursory Site ingpection on June 20, 1997. This ingpection
reveded sgnificant wetland areas throughout the property. The memo aso states that no listed flora or fauna
species were observed. The memo further provides that there is a high probability thet the Site is used by Big
Cypressfox squirrd sincethey have been observed foraging on the abutting Old Hickory golf courseimmediately
to the west. This memo further states that wading birds can be expected to use flooded areas of the Site during
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the wet season. The memo aso provides that much of the Site has been invaded by medeuca. This memo
concludes that an 80% coverage of the site, as gpproved for LDC listed species surveys, would be needed to
determine with any accuracy the actual presence of listed flora or fauna species.

Urban Sprawl/Need For More Future Urban Land

The gpplicant has submitted the following concerning urban sprawl: "The LOS of the surrounding infrastructure
is adeguate to determine this petition as not being classfied as'urban sprawl’. Planning staff believesthat thisis
an inadequate response to the urban sprawl issue. The Horida Department of Community Affairs Technica
Memo, Volume 4, Number 2, in part defines sprawl as development that "is not functionally related to or
integrated with other development.” The gpplicant has not provided sufficient data and andysis to indicate that
the request would not constitute sprawl.

Thefirst god inthe Lee Plan relates to the Future Land Use Map. Goal 1 is reproduced below:

GOAL 1. FUTURE LAND USE MAP. To maintain and enforce a Future Land Use Map

showing the proposed distribution, location, and extent of future land uses by type, density, and intensity
inorder to protect natural and man-maderesour ces, provide essential servicesin a cost-effective manner,
and discourage urban sprawl. (Amended by Ordinance No. 94-30)

One of the purposes of this map isto reflect where the County's growth will occur throughout the life of the plan.
In 1989 a study was included in the Lee Plan documentation that indicated that the Future Land Use Map
contained in the Future Land Use Element could accommodate the expected population growth for the next 70
years, gpproximately through the year 2059. Since the remainder of the plan centered around a 20 year planning
horizon, Lee County created the Year 2010 Overlay to alocate only the necessary acreage needed to
accommodate the expected population growth through the Year 2010. Had Lee County not implemented the
Year 2010 Overlay, it would have been required to reduce the alowable dengties of the Future Land Use
Categories or remove land from the urban areas on the FLUM.

Sincetheonset of the Y ear 2010 Overlay, itsadministration has been problematic at best. Therefore, the County
has made a conscientious effort to eiminate the Overlay from the Lee Plan. The firg attempt to diminate the
Overlay was done through the 1993 Eva uation and Appraisal Report (EAR). Unlikethe 1989 methodology, the
EAR popul ation accommodati on study removed the citiesand their expected population growthfromthe Lee Plan
FLUM accommodation equation. The County also reviewed the FLUM to determine any areas where the map
designation projected a higher density than was actualy being developed. The EAR aso proposed a Vested
Community designation for the Lehigh Acres Community to control the growth of this pre-platted community.
The County aso fdt that a certain amount of flexibility should be built into the map to alow for changesin
populationtrends. Thegod st for thisflexibility factor wasfor the map to accommodate the projected popul aion
plus an additiond 25%. Thisisin line with accommodation studies used el sewherein the State of Horida. Using
this methodology, the Future Land Use Map included in the EAR now accommodates less than 130% of the
projected 2020 population. Lee County fdt the EAR Future Land Use Map adequately project the future land
uses through the year 2020 and proposed to diminate Y ear 2010 Overlay from the Lee Plan. The Department
of Community Affairs (DCA) objected to the deletion of the Y ear 2010 Overlay from the Lee Plan. After going
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through the Adminigtrative Hearing Process with the State of FHorida, the Year 2010 Overlay was ultimately
retained in the Lee Plan.

No justification has been submitted by the gpplicant to show that the existing Urban Service Area needs to be
expanded. Sufficient dataand analyssindicating that existing undevel oped urban lands cannot accommodate the
proposed use has not been provided.

B. CONCLUSIONS

The Old Hickory subdivison islocated adjacent to the west of the subject property. The subject Site has been
in the "Rura" category since the adoption of the first FLUM. The subject parcel islocated adjacent to land that
iscurrently designated as Outlying Suburban. Infact landswith this designation abut this property on the northern
and western property line. Planning staff is concerned that the request, if approved, could result in incompetible
development adjacent to exiging resdentid uses. Planning staff finds that the request is in an area tha is
developed andisbeing devel oped with resdentid uses. Planning staff believesthat therequest, if gpproved, could
result in usesthat are "potentialy destructive to the character and integrity of the resdentia environment.”

Immediately north of the subject site is an gpproved Commercia Planned Development (CPD) known as
"Interchange Office Park." Accessto this property islessthan desirable for the anticipated intensity of industrial
sguare footage. The southern section of Fiddlesticks Boulevard, which the industrid traffic of this proposed
project would traverse, mainly serves existing and developing residentid projects such as Old Hickory,
Fiddlesticks, and Kings Wood (Section 28 RPD). If the amendment is gpproved no change in the population
accommodation capacity of the FLUM would occur.

The gpplicant has not provided sufficient dataand analysisto indicate that the request would not congtitute spraw.
No justification has been submitted to show that the existing Urban Service Area needs to be expanded.
Sufficient data and andysis indicating that existing undevel oped urban lands cannot accommodate the proposed
use has not been provided.

C. STAFF RECOMMENDATION
Saff recommendsthat the applicant'srequest not be transmitted and that no further processing of thisamendment
be undertaken a thistime. Thisrecommendation is based upon the previoudy discussed issues and conclusions.

It isapparent that the gpplicant has not presented a convincing casefor the redesignation of the subject property.
The gpplicant has not provided sufficient data and andlysis to indicate that the proposed devel opment could not
be accommodated within existing undevel oped |ands dready designatedin the Urban Service Area. The gpplicant
has not demondtrated that there is any need to designate additiona Future Urban Lands on the Lee Plan Future
Land UseMap. Seriouslong range planning concerns pertaining to urban sprawl and land use compatibility have
not been adequately addressed in the gpplication.
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PART |11 - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF TRANSMITTAL HEARING: June 26, 1997

A. LOCAL PLANNING AGENCY REVIEW

The applicant made a presentation concerning the request. One LPA member asked staff about the urban sprawl
concern. Thismember asked whether the concern wasjust the acreage, and adding it to the urban area, and then
not being needed, is that the point? Staff responded that is part of it, but staff does not believe there has been
auffident analysis by the applicant to state conclusively whether thisisor isnot sprawl. ThisLPA member further
asked were the staff looking for some statement in terms of the 93-5 criteria, indicators and so on. Staff replied
yes. The applicant responded that this was not redly missing. One LPA member asked the applicant about the
timing of this request and the timing of the improvements to Fiddlestick Boulevard.

One LPA member gtated that thiswasahard one. Thismember continued that resdential useisnot areasonable
use for this property. This member aso stated that this area is primarily aresdential area, and the member
understandstheres dents concernsabout competibility. Thismember concluded that hisattitudemight bedifferent
if they were closer to the point of actualy having the new road in place. It would be a harder cdll at that point,
but asit sands now, this member could not fathom theideaof having industrid trucks on Fiddlesticks Boulevard
asit'sdesigned and built today.

One LPA member thought changing the noise zonefor the subject Stewould alow some usesthat would be more
appropriate for the area. A second LPA member stated that the applicant is not interested in the Outlying
Suburban designation. Another LPA member shared the same concerns regarding changing the noise zone on
the subject property.

B.LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGSOF FACT SUMMARY

1. RECOMMENDATION: The LPA recommends that the Board of County Commissioners not
trangmit this amendment.

2. BASISAND RECOMMENDED FINDINGS OF FACT: TheLPA accepted the findings of fact

as advanced by the gtaff.
C. VOTE:
CARRON DAY ABSENT
RICHARD DURLING NAY
EARL HAMILTON ABSENT
RONALD INGE AYE
BILL SPIKOWSKI ABSENT
GREG STUART AYE
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MATT UHLE AYE

PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: November 5, 1997

A. BOARD REVIEW:

B. BOARD ACTION AND FINDINGSOF FACT SUMMARY::

1. BOARD ACTION: Moation not to transmit.

2. BASISAND RECOMMENDED FINDINGS OF FACT: As per Staff report.

C. VOTE:
JOHN ALBION AYE
ANDREW COY AYE
RAY JUDAH AYE
JOHN MANNING AYE
DOUG ST. CERNY AYE
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