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STAFF REPORT PREPARATION DATE: April 28, 2003
PART | - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. SPONSOR/APPLICANT:

A. SPONSOR:
LEE COUNTY BOARD OF COUNTY COMMISSIONERS
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING

B. APPLICANT:
A LIVING VISION OF ALVA (ALVA, INC)
REPRESENTED BY Vince Cautero and Jm LaRue

2. REQUEST:
Amend the Future Land Use Element of the Lee Plan to incorporate the recommendations of the ALVA,
Inc. Community Planning effort, revise the Vison Statement, establish a new God and subsequent
Objectives and Policies and change the future land use map to create a new Rural Village land use

category.
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B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY

1. RECOMMENDATION: Panning staff recommendsthat the Board of County Commissionerstransmit
the proposed amendment, with the modifications proposed by staff. Staff does not recommend that the Board
of County Commissoners amend the future land use map to reclassify landsin the historic center of Alvathéat lie
north and south of the Caloosahatchee River and east and west of Broadway that are currently in the Urban
community future land use category to Rurd Village & thistime.

With the exception of the strike through in the Vison Statement, which was submitted by the gpplicant, saff’s
recommendation is provided below in strike through, double underline format. One sentence struck through by
the applicant that staff recommends retaining in the Vison Statement appearsin bold.

VISION STATEMENT:

Alva - This Community is located in the northeast corner of the county and is focused around the rurd
community of Alva. Thiscommunity roughly includeslandsin Township 43 South/Range 27 Ead, landsnorth
of the Caloosahatchee River in Township 43 South/Range 26 East, and, lands north of the Caloosahatchee
River in Sections 1, 2, 11-14, and 23-27 of Township 43 South/Range 26 East. The mgority of this area
is designated as Rurd, Open Lands, or Density Reduction/Groundwater Resource. The lands surrounding
the Alva*“ Center”, which lie north and south of the Cal oosahatchee River at theintersections of the Broadway
(the bridge at Alva) and CR 78 and SR 80, are designated as Urban Community, most of which arelocated
south of Bayshore Road west of SR 31. The Bayshore area has characteristics of both the Alva and the
North Fort Myers Community. The divison between these communities was drawn to reflect census
geography. If this geography is dtered, this community boundary should aso be reviewed. This area
currently has a rurd character gmilar to the res of the Alva Planning Community; however, its
location/accessibility to 1-75 may, in the future, render it more closdly related to the North Fort Myers
Community.

The Alva community vision includes an enhanced, pedestrian-oriented Historic Core in centra Alva with
increased public access to the River front, a Village Center south of the river providing commercia, mixed,

and civic usesto servethe needs of theimmediate community; bicyclelinkagesto the network of conservation
and recreatlon aress, and Dreservatlon of the historic, scenic, aqucul turdl, and enw ronmentai resources of the

avai‘ab&esqua‘e%eetagefeﬁea%%{ae&&f— In theyeer 2020 theAIvacommunlty WI|| teman retain its
largdly rurd/agriculturd ta nature with over half of itstota acreage being used for this purpose. Thiswill be

achieved by encouraging the configuration of new development to conserve s gnificant amounts of open space
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or_agricultural uses. Y 0-S
Community will also strive to protect its hlstorlc I esour ces.

There are no distinct sub-communities within the Alva Community. (Added by Ordinance No. 99-15)

POLICY 1.4.8._A Rurd Village is a smndl, compact, sdf-contained center with resdentia
neighborhoods surrounded by extensive rurad land uses such as ranches, agricultural uses,
conservation lands, and acreage estate homes; where the scale, design, and placement of structures,
trees, blocks, street and pathway networks, centrally located shared parking areas, and civic spaces
romote walkability, socid interaction, and asense of » where the mix of land uses and buildi
types enable residents to find a variety of conventiona housing choices, shopping. Services,
recreation, education, and civic activity in a competible reationship with one another and dl within
walking distance; where the Size, type, location, and Site design of commercid uses compliment the
rurd village character and are directed to the loca needs of village and rural arearesdents and those
enjoying avist to experience the charm of the rurd village and the surrounding naturd environment.

Standard dengity ranges from one dwelling unit per acre (1du/acre) to Six dwelling units per acre (6
du/acre). Clugtering units or otherwise designing neighborhoods to achieve a compact center, an
integrated, walkable street network, with linkages to opportunities for shopping and workplaces,
buildings framing the streetsas public spaces, generous open space, and incorporation residentia units
in commercia structures as amixed use are strongly encouraged.

On the Future Land Use Map, reclassfy the areaknown as central Alvacovered by an existing land
use designation of Urban Community to the new category of Rurd Village,

GOAL 22: To preserve and enhance the unique historic, scenic, agricultural, and natural resource assets and
rurd ambiance of the rurd Village of Alva anethe-sdrretnding-eourtry-side.

OBJECTIVE 22.1 Edtablish the appropriate regulatory and incentive framework and identify funding
mechanigms to implement the Community’s vison for the Rurd Village of Alva as daed in the Alva
community Plan.

POLICY 22.1.1: The County will adopt a Rura Village Overlay Zone as the implementing
mechaniam for the Rurd Village land use designation, if an acceptable proposal is submitted by the
Alva Community. The Rura village Overlay Zone is established to recognize and provide for the
unigue requirements of the Rura Village, which cannot be adequatdly addressed through existing
regulation, by providing a procedure and mechanism through which the area may be master planned.
Madter planning will incdlude development guiddlines and standards that are intended to provide an
incantive driven dternative to the standard zoning currently in place and other land devel opment
regulations. Future development in the Rurd Village must be cong stent with existing zoning currently
in place, the rurd Village Overlay Zone or Planned Development. Rezoning to other conventional
Zoning categories is inconsgtent with the Rurd Village land use designation.  The Rurd Village
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Overlay Zone will provide a process for administrative approval for developments determined to be
consgtent with the provisions of the Overlay Zone.

When alandowner chooses to develop under the provision of the Rurd Village Overlay Zone, then
compliance with al applicable portions of the Rurd Village Overlay Zonewill be mandatory for that
property and for any abutting lot(s) or adjacent building(s) under the same ownership or control, for
aperiod of tenyears. A landowner’ sdecisonto usethe provisionsof theRurd Village Overlay Zone
must be madein writing on aform supplied by Lee County. Thisfor acknowledgesthat thisdecison
runs withtheland for the Sated period. Lee County will record thisformin its officia record books.

POLICY 22.1.2: the Alva Community will prepare use, design, site location, and development
gandards for commercia and mixed-use development in the Higtoric Core and surrounding close-in
neighborhoodsto beincorporated asstandardsinto a“ Rurd Village Zoning Overlay, Subareal" and
will submit such standards to the County for adoption into the Land Development Code. These
should address.

Permitted and prohibited uses

Site location sandards for commercia uses

Architecturd standards for buildings (other than Single family homes)

Building setback

Building height and/or number of floors

Site design standards that bring buildings cose to the street with parking behind

Provision for shared access and parking areas across ot lines or in centralized off-dte

parking areas

O 1O FO O O O O O

? On-dtelandscaping and screening standardsthat contributeto an overall streetscape concept

? Vaiaion of paving materids as dternative to impervious surfaces (shell, pavers)

? Pededrian, parking and streetscape improvements

? Provison for pededtrian accessibility to commercia uses from Sde dreets as well as main
dreets and for trangtions between public and private Space.

? Provison for densty or height bonus for mixed use (commercid on the ground floor with
resdential above)

? Criteriathat will dlow for development of granny flatsin the surrounding dose-in residentia
aress.

POLICY 22.1.3: The Alva Community will prepare an improvement plan for the Higtoric Core,
which will provide the mechanisms to:

? Connect residential and business areas by wide pathways that can safely accommodate
pededtrians, bicycles, and other non-motorized methods of persona transportation:

? design the pedestrian way and bike lanes that cross the bridge

? promote pedestrian and bicycle safety and access,
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centraize/consolidate parking areas from which people can park once and easily walk to

community fadilities and shopping;

improve connectivity of the loca street network:

provide for an inviting pededtrian oriented streetscape (walkways, lighting, benches,
appropriate landscape, underground utilities) and buffers where appropriate;

provide for the continuation of the key eements of the strestscape (such as lighting,
landscaping. street furniture) at the foot of the bridge on each side of the river and on the
bridge as appropriate;

determine feas ble methods to fund streetscape/parking/pedestrian improvements from new
and infill development as it occurs.

POLICY 22.1.4: The AlvaCommunity will work with the L ee County Parks department to explore

the feagbility and potentid funding for planning and implementing an expangon of the exigting boat

launch area and facilities,

POLICY 22.1.5: The County will update its higoric dtes survey of Alvaif an update is determined

to be needed.

POLICY 22.1.6: The Alva Community will prepare use, design, and development standards for

commercia and mixed use development in the new Village Center(s) to beincorporated into amaster

plan concept and as sandardsinto a“ Rurd Village Zoning Overlay, Subarea 2" and “Rurd Village

Zoning Overlay, Subarea 3: and will submit such standards to the County for adoption into the Land

Development Code. These should address:

?

O O

O O O ()

O

alist of usesthat should be permitted and encouraged as apart of aVillage Center and those
that are prohibited and/or discouraged as incompatible with the Rurd Village character and
paticularly in relation to Subarea 3, consider the appropriateness of uses that could be
proposed to serve the travelers market;

alig of dvic usesthat should be consdered for indusion in the Village Center:

the maximum size of building footprint (for example, not to exceed 20,000 sf. for asingle
user building;

architecturd andards for buildings (“standardized” or “formula’ franchise buildings will be
forbidden).

Sgn criteria;

building setback;

building height and/or number of floors. (Not to exceed 38 feet from the peak of the roof to
the average grade of lot - about 2 5 stories maximum):

Ste design Sandardsthat bring buildings closeto the street with parking behind or mid-block;

pedestrian, parking and strestscape improvements
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? provison for pedestrian accessibility to commercia uses from Side streets as well as main
dreets and for transitions between public and private space:

maximums for block perimeters, space between pedestrian access points, Spacing between
sorefront doors, etc. to promote walkability:;

parking ratios that reflect dua use and centraized parking aress;

preservation of unique naturd festures and vegetation;
provison of arivefront public plazaand viewing area

()

1O O O

POLICY 22.1.7: The Alva Community will prepare use, design, and development standards for
Traditional Neighborhood Devel opments that increase open space and are specifically tailored for
compatibility withthevison for the AlvaRurd Villageinduding aprogram of bonus dengty incentives
and an adminigrative approva process to be incorporated into a *Rurd Village Zoning Overlay,
Subarea 4. and will submit such standards to the County for adoption into the Land Development
Code.

OBJECTIVE 22.2: Provide for appropriately located and well-planned commercia development to
sarve the neads of the Rurd Village of Alvacondsent with the vison stated in the Alva Community Plan.

POLICY 22.2.1: In order to prevent strip development dong SR 80, the majority of acreage
avalable for commercid development in the Alva planning area shedte-be-granted are-encouraged
within the rural village boundaries, especialy Subareas 2 and 3 or on Joe! Blvd. Adjacent to Subarea
3.

POLICY 22.2.2: “Formula’ or standardized franchise buildings will be forbidden. The Alva
Community will submit Land Development Code regulations that are specific to what styles of
franchise buildings will be prohibited..

POLICY 22.2.3: Additiond new or used auto dederships will not be alowed.

eharact&aad—adtaeeﬁﬂaererhberheeds The Alva community will prepare Land Devel ooment Code

revisons that cregte evauation criteria for new development on parcels within the Rurd Village
currently zoned commercia for consstency with the design and use sandards of the Rurd Village
Overlay Zonefor consideration by Lee County.

OBJECTIVE 22.3: Increase the opportunity for public access to and enjoyment of the scenic, historic,
recreationa and natural resourcesin the rurd area

POLICY 22.3.1: The County will designate County Road 78 (North River Road) from Highway 31
to the Hendry County line a County Scenic Highway in accordance with Lee Plan Policy 2.9.1 and
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will assig the Community’ seffortsto obtain a Horida Scenic Highways designation for the roadway.
The Scenic Highway designation for North River Road will in ho way preclude the ability of Lee
County to widen North River Road a such time that may become necessary.

POLICY 22.3.2: The County will make every effort to implement the system of bike paths linking
the conservation and recrestion aress (as shown conceptudly in figure 11l of the Alva Community
Pan) by providing additiond paving outsde of the stripe for the travel 1ane and widening shoulders,
based on a route and phasing planto be developed in acooperative effort between County staff and
community representatives.

OBJECTIVE 22.4: Within the rurd area surrounding the Rurd Village of Alva(asdesignated in figure
1), ensure that any proposed new Residentid Planned Development is compatible with the rurd

surroundings.

POLICY 22.4.1: The County will amend L and Development Code Chapter 34, ArticlelV Planned
Devdopments for the above-described area to include criteria, incentives and development
objectives, if an acceptable proposd is put forward by the Alva Community. The intention is to
encourage development design configurations thet proactively promote clugtering, conservation of
large expanses of open space, linkages to the conservation network, use of conservation easements,

among other measures that ensure that new development is compatible with the rural surroundings.

OBJECTIVE 22.6: Manage the flow of surface water both north and south of the Caloosahatchee river
in a cooperative effort among the SFWMD., L ee County and other appropriate private and governmental
agenciesin such amanner asto eliminate the flooding that occurs as aresult of excess surface water flows
from outside the Alva planning area. This should be done in a way thet is both environmentaly and
hydrologicaly sound.

POLICY 22.6.1: Lee County will work with South Florida Water Management Didrict to explore
all options to reduce fFlood and other surface waters flowing into that areaof Lee County lying north
of the Cdoosahatchee Rlver and east of SR 31 from areas outsde of Lee Countv shel-witt-be

Rrve#ereeﬁvevaﬁeefafheﬂva in such amanner astOﬁfeveﬁt reducefloodlnq donqthedltch durlnq

periods of excess runoff and with appropriate control structures to prevent over-drainage during
periods of low or no flow. Excessflows may aso be used to restore historic flowsto Spanish Creek
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or otherwise be conveyed to the Cal oosahatchee River in keeping with the principles of sound water
management and SFWMD permitting criteria, thereby ehrinating reducing downstream flooding of
natura and manmade water courseswithin thisareaof Lee County. Likewise, excesswatersthat flow
from Lehigh Acres that result in the flooding of the Hickey Creek and Bedman areas south of the
Caloosahatchee river shalt will be adequately controlled in Lehigh Acres so that the neighboring
community of Alvaisnot flooded beyond higtoricd levds. Care should aso be taken that water flows
entering the Caloosahatchee river do not negatively impact the oxbows and/or hedth of theriver.

2. BASISAND RECOMMENDED FINDINGS OF FACT:

*  The Alva Community Plan has been sponsored as a community service by A Living Vison of Alva
(ALVA), Inc.

e Fnancid assstance has been provided by the Board of County Commissioners.

* The proposed God, Objectives and Policies are based on a community plan prepared by the Alva
Community in 2002.

The Alvacommunity, thr ough recommendationscontained in the Alvacommunity plan which arenot
contained in proposed objectives or policies has expressed a desirefor the following actions:

»  Future measures should include design solutionsto induce traffic caming and possibly restriction of access
points for future development adong North River Road.

* A pededtrian oriented area can be seen asa“hub” for an extensve system of bike lanes and pedestrian
pathways that extend into the neighborhoods, and across the bridge into the Village center. Rather than
introducing curb, gutter, and sdewalk, the design concept should emphasi ze use of pervious materiasand
emulate arurd, historic look such as might have existed in the late 1800's.

» A dgnificant opportunity exigs for funding a portion of the Historic Core Improvement Plan through the
Federa Transportation Enhancement Provision.

e If and when new residentia development is proposed in Subarea 4, it should be designed to conserve
open space and compliment the Rurd Village character rather than occur as an expanse of one-acrelots.

» Inaddition to those conservation lands purchased through the 2020 program, there are severa large
parcels owned by South Florida Water Management Didtrict. Two adjacent parcels together consisting
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of over 400 acres are located just north of North River Road east of centrd Alva, have been identified
in the community planning process as an opportunity for afuture regiona park. The Community should
pursue discussions with South Forida Water Management Digtrict and with Lee County to explore the
feashility of adding this areato the regiond recreationd system and to identify the gppropriate public use
of the area..

e It is recommended that the community pursue a Scenic Highways Designation for County Road 78 in
order to accomplish the positive objective of preserving the scenic nature of thisrurd county road.

* Working together with design professonds, locd development interests and Lee County the Alva
community can propose appropriate amendmentsto the Land Devel opment Code Chapter 34, ArticlelV,
Panned Devel opments, to includeincentives and criteriafor planned resdentiad developmentsin the Rura
area surrounding Alva.  Such incentives and criteria could be set up as a point system similar to that
proposed for Subarea4, with arequirementsthat the project must obtain acertain number of pointsbefore
it meets the threshold for approval.

» Itisrecommended that asapardld effort to this Community Plan, representatives of Alvalnc. work with
the neighbors to design a petition that identifies the concerns that are intended to be addressed and the
severa different approaches that could be used, so that residents have the opportunity to indicate their
concern and their support for successfully resolving the issue without necessarily having to choose which
approach isbest. Once that is completed, the appropriate next steps can be identified.

» This Plan encourages continued efforts to make Conservation 2020 purchases (and/or purchases of
conservation easements) in the area north of SR 80 to reinforce the linkage between conservation areas
of the Regiona Park to the north of the River and Hickey Creek Mitigation Park.

»  Explore the opportunity for neighborhood serving usesin the Charlston Park Community.

C. BACKGROUND INFORMATION

The people of Alva have ben functioning as a community since 1866 when settlers began making thar homes in
the Cdoosahatchee River basin. The town of Alvawas founded and platted in 1882.

Over thelast twenty years, growth in Southwest FHoridahas been steadily increasing. Intheearly 1990'sthe Alva
Preservation Committee worked with Lee County Planning Staff to prepare an Alva Sector Plan, applicable to
the area within the Alva Fire Didtrict boundaries, which was intended to protect the community from having rura
lands converted to suburban development patterns. The 1992 Alva Sector Plan was not approved but many in
the community have continued to work together to address a number if issues important to many arearesidents.
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ALVA Inc. was incorporated in the spring of 2001. Itsmissionis*“to preserve and protect the unique historica,
rurd, agricultural and equesdtrian ambianceof Alva’. Community members, through ALV A Inc., have benworking
onavariety of specific measuresthat they believe will benefit the people of Alva, including State Route 80 design;
increasng park opportunities and facilities, promoting sdewaks and bike paths, as well as spearheading the
preparetion of the Alva Plan.

Numerous workshops and community meeting were held prior to and during the preparation of the Alva
Community Plan. Severd peopleattending the community workshops noted that they had moved to thisareafrom
high quality but increesingly overcrowded areasin order to livein ascenic and rura environment. Some residents
indicated that they wanted Alvato remain the sameintermsof dengty and land use for many yearsto come, while
others want to be able to maintain and redize vadue from their large land holdingsinto the future so that as change
occurs they can retain development rights on their property.

The stated intent of the drafters of the Alva community plan was not to encourage or limit growth in thefuture, but
rather guide how that growth will occur.

The Alva Community Plan has been prepared on behdf of the resdents of the Alva area through the loca civic
organization ALV A Inc., and was funded by a grant of planning funds from Lee County and by volunteer fund-
rasng.

PART Il - STAFF ANALYSIS
A. STAFF DISCUSSION

The proposed privately-initiated amendment gpplication wasreceived by the County on September 25, . Planning
daff provided copies of the proposed amendment and requested comments from various County departments,
induding:

e Public Safety

 EMSDivison

* LeeCounty Sheriff

* Naturd Resources Divison

e LeeTran

» Parksand Recreation

» School Didtrict of Lee County

* Lee County Department of Transportation
» Deveopment Services Divison
e Environmentad Sciences Divison
* Lee County Port Authority

»  Economic Development

*  Public Works Department
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» UtilitiesDivison
» Zoning Divison
* Lee County Hedth Department

Written comments were received from the Lee Tran, the Department of Transportation, the Department of Public
Works and the School Didtrict of Lee County. Additional written comments were received from the Law Office
of Anne Ddton and from Johnson Engineering.

L ee Tran noted that the Alva Community Plan does not addressth need for the formation of trangt servicesto the
areawhich are currently not avalablein the area

Commentsfrom the Department of Trangportation are extensive and are attached to thisreport. DOT comments
relating to proposed objectives or policies are included in the following section of this report.

The Department of Public Works finds the proposed text amendments associated with the Alva Community Plan
acceptable.

The School Didtrict of Lee County’ sonly comment wasthat they would liketo seeastand done policy referencing
that public schools are permitted within each community plan, in accordance with the Lee Plan.

Two other written commentswere received from the public and relate to two specific propertiesincluding the Alva
Cemetery and one privateland owner whose property isincluded inthe area covered by the AlvaCommunity Plan
that is requesting to be excluded. Those comments are atached to this report.

Approximately 150 petitionsfrom residentswishing not to beincluded inthe area covered by the AlvaCommunity
Planwerereceived by staff. A petition of nearly 300 resdentsin support of the plan was also received by steff.
Other than the one property owner mentioned above, saff does not know if dl of the property owners wishing
to be excluded from the Alva Community Plan have been removed from the highlighted area of the map depicting
the planning area.

The following section of this report includes a proposed revised Vison Statement, a new Goal, and
Objectives and Policies, and a proposed future land use change.  With the exception of the
strikethrough in the Vision Statement that was submitted by the applicant, staff’s recommended
changesarein appear in strikethrough underlinefor mat. One statement that was struck through by the
applicant that staff recommend retaining appearsin bold.

VISION STATEMENT:

Alva - This Community is located in the northeast corner of the county and is focused around the rurd
community of Alva This community roughly includes landsin Township 43 South/Range 27 Eat, lands north
of the Cadoosahatchee River in Township 43 South/Range 26 East, and, lands north of the Caoosahatchee
River in Sections 1, 2, 11-14, and 23-27 of Township 43 South/Range 26 East. The mgority of thisareais
designated as Rurd, Open Lands, or Densty Reduction/Groundwater Resource. The lands surrounding the
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Alva*“ Center”, which lie north and south of the Cal oosahatchee River at theintersections of the Broadway (the
bridge at Alva) and CR 78 and SR 80, are designated as Urban Community., most of which are located south
of Bayshore Road west of SR 31. The Bayshore area has characteristics of both the Alvaand the North Fort
Myers Community. The divison between these communities was drawn to reflect census geography. If this
geography is dtered, this community boundary should aso be reviewed. This area currently has a rural
character amilar to the rest of the Alva Planning Community; however, its location/accessibility to 1-75 may,
in the future, render it more closdy related to the North Fort Myers Community.

The Alva community vision includes an enhanced, pedestrian-oriented Historic Core in central Alva with
increased public accessto the River front, aVillage Center south of theriver providing commercia, mixed, and
dvic usesto serve the needs of the immediate community; bicycle linkages to the network of conservation and

recreatlon aress, and Dreaewatl on of thehistoric, scenlc aquculturd and envi ronmentd resources of the area

footege—to—rearty—156,000-sf- In the year 2020 the Alva community will freman retain its largdy
rurd/agricultura th nature with over half of itstota acreage being used for this purpose. Thiswill beachieved
by encouraging the conflquratl on of new develooment to conserve sqnlflcant amounts of open space or
agricultural uses. ARALIAHEY- Y 3 es The AlvaCommunity
will also striveto protect itshistoric resour ces.

There are no digtinct sulb-communities within the Alva Community. (Added by Ordinance No. 99-15)

The Alva community plan outlinesavison for the historic core of Alvawhich includesincreased opportunitiesfor
commercid development. The gpplicant has struck through reference in the vison statement that the community
currently satisfies most of their commercia needs outside of the community and will continueto do sointhefuture
which is conggtent with their vison of the future of the hitoric core. The gpplicant also struck out language
referencing population projections for the community. While no data and analys's has been provided suggesting
that those projectionsare not accurate, popul ation projectionsare not anecessary component of avision statement
and gaff does not object to the sentence referencing the population projections being removed.

Staff is recommending that the statement regarding historic resources be replaced and wonders if that sentence
was gtruck through inadvertently asPolicy 22.1.5 encourages an historic resources survey, if deemed necessary.

Hndly, the applicant has added a sentence encouraging the preservation of sgnificant amounts of open space
within the community and staff has no objection.

Staff recommend transmittal of the proposed changes to the Vision Statement as written above.

POLICY 1.4.8. A Rurd Village is a sndl, compact, saf-contained center with resdentid
ne ghborhoods surrounded by extensive rural land usessuch asranch ricultural uses, conservation
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lands, and acreage estate homes, where the scale, design, and placement of structures, trees, blocks,
street and pathway networks, centrally located shared parking areas, and civic Spaces promote
wakability, socid interaction, and a sense of place; where the mix of land uses and building types
enable resdents to find a variety of conventionad housing choices, shopping, Services, recreation,
education, and divic activity in a compatible relaionship with one another and al within walking
distance; wherethe sze, type, location, and Ste design of commercia uses compliment therurd village
character and are directed to the local needs of village and rurd area residents and those enjoying a
vist to experience the charm of the rurd village and the surrounding naturd environment.

Standard dendty ranges from one dwelling unit per acre (1dwacre) to Sx dwelling units per acre (6
du/acre). Clugtering units or otherwise designing neighborhoods to achieve a compact center, an
integrated, walkable street network, with linkages to opportunities for shopping and workplaces,
buildings framing the streets as public spaces, generous open space, and incorporation resdential units
in commercid gructures as amixed use are strongly encouraged.

On the Future Land Use Map, reclassify the area known as centra Alva covered by an exising land
use designation of Urban Community to the new category of Rurd Village.

Policy 1.4.8 defines the Rurd Village concept and staff has no problems with that proposed policy.

GOAL 22: To presarve and enhance the unique historic, scenic, agricultural, and natural resource assets and
rurd ambiance of the rurd Village of AlvaaneHthe-sdrrednding-eodntry-sicle.

Land surrounding the area proposed to be designated as the Rurd Village is likely to experience modest to
moderate changes in development patterns in the future. To include the surrounding country-side as a god for
preservation is probably not redistic and saff recommends striking the reference to it from God 22.

OBJECTIVE 22.1 Edablish the gppropriate regulatory and incentive framework and identify funding
mechanisms to implement the Community’s vision for the Rurd Village of Alva as gated in the Alva

community Plan.

Staff recommends transmittal of Objective 22.1. That Objective is commendable and is one that has been
overlooked in saverd other community plans.

POLICY 22.1.1: The County will adopt aRura Village Overlay Zone as theimplementing mechanism
for the Rurd Village land use designation, if an acceptable proposal is submitted by the Alva
Community. The Rurd village Overlay Zone is established to recognize and provide for the unique
requirements of the Rurd Village, which cannot be adequately addressed through existing reguletion,
by providing a procedure and mechanism through which the area may be master planned. Magter
planning will indude development guiddlines and sandards that are intended to provide an incentive
driven dterndtive to the standard zoning currently in place and other land development regulations.
Future development in the Rurd Village must be consgtent with existing zoning currently in place, the
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rurd Village Overlay Zone or Planned Development. Rezoning to other conventional zoning categories
isinconsstent with the Rurd Villageland use designation. TheRurd Village Overlay Zone will provide
aprocessfor adminidrative approva for developments determined to be cons stent with the provisions
of the Overlay Zone.

When alandowner chooses to develop under the provison of the Rurd Village Overlay Zone, then
compliance with al applicable portions of the Rurd Village Overlay Zone will be mandatory for that
property and for any abutting lot(s) or adjacent building(s) under the same ownership or contral, for
aperiod of ten years. A landowner’ sdecision to use the provisons of the Rurd Village Overlay Zone
must be madein writing on aform supplied by L ee County. Thisform acknowledgesthet thisdecison
runs with the land for the stated period. Lee County will record thisform in its officia record books.

The Rurd Village Overlay Zone will be implemented through Lee Plan policies and proposed future Land
Deveopment Code revisions that will enact different guidelines for each of the four sub areas shown on the
attached map of the Rurd Village area. The Rurd Village area is the area in the origind plat of Alvathat is
currently in the Urban Community Future Land Use category.

Policy 22.1.1 describes the process for landowners who choose to develop under the overlay guidelines.
Staff has asked the applicantsrepresentative to review the second paragraph of Policy 22.1.1 and is
waiting for areply.

POLICY 22.1.2: the Alva Community will prepare use, desgn, Ste location, and development
sandards for commercia and mixed-use development in the Historic Core and surrounding close-in
neighborhoods to be incorporated as dandardsinto a“Rurd Village Zoning Overlay, Subarea 1" and
will submit such standardsto the County for adoption into the L and Development Code. These should
address.

Permitted and prohibited uses
Site location sandards for commercia uses

Architectural dandards for buildings (other than Sngle family homes)

Sgn criteria

Building setback

Building height and/or number of floors

Site design standards that bring buildings close to the street with parking behind
Provisionfor shared access and parking areas across|ot lines or in centraized off-site parking
areas

On-site landscaping and screening standards that contribute to an overall streetscape concept
Variation of paving materids as dternative to impervious surfaces (shell, pavers)

Pededtrian, parking and streetscape improvements

Provison for pedestrian accessibility to commercia uses from Sde dreets as well as main
sreets and for transitions between public and private space.
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Provison for density or height bonus for mixed use (commercia on the ground floor with
residential above)

Criteriathet will dlow for devedlopment of granny flas in the surrounding cdlose-in resdential
areas.

Proposed Policy 22.1.2 outlines specific provisons that the Alva community will submit to Lee County for the
Rurd Village Overlay, sub area 1. Land Development Code regulations for that area would be necessary to
implement the Rurd Village Overlay and staff recommends transmittal of Policy 22.1.2.

POLICY 22.1.3: The AlvaCommunity will prepare an improvement plan for the Historic Core, which

will provide the mechanismsto:

%) D D D %)

D D

D

Connect resdential and business areas by wide pathways that can safely accommodate
pedestrians, bicycles, and other non-motorized methods of persona transportation:;
design the pedestrian way and bike lanes that cross the bridge

Hrovehthe Historie Core:

centralize/consolidate parking areas from which people can park once and easily walk to
community fadilities and shopping;

improve connectivity of the local street network:

provide for an inviting pedestrian oriented dtreetscape (wakways, lighting, benches,
appropriate landscape, underground utilities) and buffers where appropriate;

rovide for the continuation of the key dements of the dreet such as lightin
landscaping, street furniture) at thefoot of the bridge on each Sde of theriver and on the bridge
as appropriate;

determinefeasiblemethodsto fund streetscape/parki ng/pedestrianimprovementsfrom new and
infill development asit occurs.

The Alva community proposes to prepare an improvement plan specific to the Historic Core located within the
Rurd Village overlay. That improvement plan will address the bulleted items listed above. Department of
Trangportationgaff objectsto any traffic caming measures on arterid roadways and staff recommendsthat traffic
caming measures for CR 78 not be included in that improvement plan. Other than that one item daff has no
problem with proposed policy 22.1.3.

POLICY 22.1.4: The Alva Community will work with the Lee County Parks department to explore

the feasibility and potentid funding for planning and implementing an expansgon of the existing boat

launch area and fadilities.

No comments were received on this proposed policy by the Lee County Parks and Recreation and aff has no

objection.
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POLICY 22.1.5: The County will update its historic Sites survey of Alvaif an update is determined to

be needed.

Proposed policy 22.1.5 isacceptable to saff. 1t satesthat the County will updateits historic Stessurvey of Alva
if an update is determined to be needed and does not give a time-frame for that undertaking. The Division of
Panning has limited gaff to conduct such a survey and would begin one only when adequate time and staff were

avalable,

POLICY 22.1.6: The Alva Community will prepare use, design. and development standards for

commercia and mixed use development in the new Village Center(s) to be incorporated into a master

plan concept and as Sandards into a“Rurd Village Zoning Overlay, Subarea 2" and “Rurd Village

Zoning Overlay, Subarea 3. and will submit such standards to the County for adoption into the Land

Development Code. These should address;

?
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D
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alist of usesthat should be permitted and encouraged as a part of a Village Center and those
that are prohibited and/or discouraged as incompatible with the Rurd Village character and
paticularly in relation to Subarea 3, consder the appropriateness of uses that could be
proposed to serve the travel ers market;

alig of civic usesthat should be consdered for indlusion in the Village Center:

the maximum sze of building footprint (for example, not to exceed 20,000 sf. for asngle user
building;

architectural sandards for buildings (“standardized” or “formuld’ franchise buildings will be
forbidden).

Sgn criteria

building setback:

building height and/or number of floors. (Not to exceed 38 feet from the peak of the roof to
the average grade of |ot - about 2 %4 stories maximum);

ste design Sandards that bring buildings dose to the street with parking behind or mid-block;
pedestrian, parking and streetscape improvements;

provison for pedestrian accessibility to commercia uses from Side dreets as well as main
Sreets and for transitions between public and private space;

maximums for block perimeters, space between pedestrian access points, spacing between
Sorefront doors, etc. to promote walkability:

parking ratios that reflect dual use and centralized parking aress;

presarvation of unique natural features and vegetation:;

provison of ariverfront public plaza and viewing area.

Proposed Policy 22.1.6 outlines specific provisons that the Alva community will submit to Lee County for the
Rurd Village Overlay, sub areas 2 and 3. Land Development Code regulations for those areas would be
necessary to implement the Rurd Village Overlay and staff recommends transmittal of Policy 22.1.6.
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POLICY 22.1.7: The Alva Community will prepare use, design, and development standards for
Traditional Neighborhood Developments that increase open space and are specificdly tailored for
compatibility with the vison for the Alva Rurd Village induding a program of bonus dengity incentives
and an adminidtrative approval process to be incorporated into a “Rura Village Zoning Overlay,
Subarea 4: and will submit such standards to the County for adoption into the L and Devel opment
Code.

As with the above comment, in order to implement the Rura Village overlay, Land Development Coderevisons
will be necessary and staff recommends transmittal of Policy 22.1.7.

OBJECTIVE 22.2: Providefor appropriatdy located and wel l-planned commercia development to serve
the neads of the Rurd Village of Alva conssent with the vison gated in the Alva Community Plan.

Staff does not have a problem with proposed Objective 22.2 and recommends transmitta.

POLICY 22.2.1: Inorder to prevent strip devel opment along SR 80, the majority of acreageavailable
for commercia development in the Alva planning area shedteHbegranted are-encouraged within the
rural village boundaries, especialy Subareas 2 and 3 or on Joel Blvd. Adjacent to Subarea 3.

Staff believesthat therezoning process should dictate where commercid devel opment will occur onacaseby case
basis and that the revised language is adequiate to help guide staff and hearing examiner recommendations.

POLICY 22.2.2: “Formuld’_or sandardized franchise buildings will be forbidden. The Alva
Communitywill submit L and Devel opment Coderegul ationstheat are specific towhat stylesof franchise
buildinas will be prohibited.

Proposed Policy 22.2.2 will require Land Development Code revisions to implement. The policy as submitted
provides no guidance for staff to determine what a*“Formuld’ or standardized franchise building is or what they
look like. Specific Land Development Code guidelines will be required and staff recommends tranamitta of the
revised language.

POLICY 22.2.3: Additiona new or used auto dederships will not be alowed.

eharaeteﬁaﬂd—adtaeeﬁt—ﬁerahberheeds The Alva community WI|| prepare Land Devel opment Code

revisons that cregte evaludion criteria for new development on parcels within the Rurd Village
currently zoned commercia for consstency with the design and use sandards of the Rurd Village
Overlay Zonefor consideration by Lee County.
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Staff doesnot seeany valuein proposed policy 22.2.4 aswritten. Thereisno discussion onwho will be evauating
new commercia development or what criteria new development will be evduated by. Staff recommends the
above replacement language as an dternative.

OBJECTIVE 22.3: Increase the opportunity for public access to and enjoyment of the scenic, historic,
recreationa and natura resourcesin the rura area

Staff does not object to this objective.

POLICY 22.3.1: The County will designate County Road 78 (North River Road) from Highway 31
to the Hendry County line a County Scenic Highway in accordance with Lee Plan Policy 2.9.1 and will
assist the Community’ s efforts to obtain aFlorida Scenic Highways designation for theroadway. The
Scenic Highway designation for CR 78 will in no way preclude the ability of Lee County to widen
North River Road at such time that may become necessary.

The Department of Trangportation noted in the attached commentsthat aslong as such adesgnation would in ho
way preclude their ability to widen CR 78 in the future that they can support the proposed palicy 22.3.1. To

enaure that they retain that ability, staff recommends transmitting the proposed policy 22.3.1 as amended above.

POLICY 22.3.2: The County will make every effort to implement the syslem of bike pathslinking the
conservation and recreation areas (as shown conceptudly in figure 11l of the Alva Community Plan)
by providing additiona paving outsde of the Stripe for the trave lane and widening shoulders, based
on a route and phasing plan to be developed in a cooperative effort between County staff and
community representetives.

The Department of Transportation comment on this proposed policy as attached states “ The description  of the
paths as “ additiona paving outsde of the dripe for the travel lane and widening shoulders’ seemsconsstent with
the designation on Mgp 3D for SR 80 and CR 78....If the community planis contemplating the use of gastax funds
and road impact fees beyond t\that already-established program, then DOT staff objects.

devel opment W|th| n the rurd area surrounding the Rurd Village of Alva (as deSI gnated in Figure 1) should be
complimentary to the rural characterigtics of that area.

Staff requested the gpplicants representative to revise the origina submitted language for Objective 22.4 and that
revison is shown above. Staff recommends transmittal of revised Objective 22.4.

DRAFT STAFF REPORT FOR May 9, 2003
CPA2002-01 PAGE 19 OF 26



wa

AP : . The Alva community will prepareand
Dr%nt for consider ation by LeeﬂFIDe CountthH anendments to the Land Development Code,
Chapter 34, Article IV, Planned Devel opments, to ensure that new devel opment for the above described
aeawill be encouraged to use the following design criteriain their development:

1. Clusgtering in order to create and conserve open space aress,

2. Linking pedestrian and bicycle paths to conserveation areas, and

3. Conservation of large open space areas by means of conservation easements and/or other available

options.

Staff requested that the gppli cantsrepresentative revisethe original submission of Policy 22.4.1 to bemore specific
regarding the types of land development code revisons that the policy directs. Staff has modified that revison
dightly and recommends transmittal of Policy 22.4.1 asrevised above.

Proposed Objective 22.5 and Policy 22.5.1. would remove dl regulation of land use for the Alva Cemetery from
Lee County. Staff does not support that approach. Staff and the County Attorney’ s Office have offered Alva
Cemetery Inc. other dternativesto remedy State platting req

OBJECTIVE 22.6: Manage the flow of surface water both north and south of the Caloosahatchee river
in acooperative effort among the SFWMD., L ee County and other appropriate private and governmental
agencies in such amanner asto diminate the flooding that occurs as aresult of excess surface water flows
from outsde the Alva planning area. This should be done in a way that is both environmentaly and
hydrologicaly sound.

Staff is not opposed to Objective 22.6 and recommends tranamittal.

POLICY 22.6.1: L ee County will work with South Horida Water Management Didlrict to exploredl
options to reducefFlood and other surface waters flowing into that area of Lee County lving north of
the Cd oosahatchee Rl ver and east of SR 31 from areas outs deof Lee Countv éﬁw—\mﬂ-beeeﬁveved

eeﬁveq‘aaee{e{heﬂva in such amanner asto ﬁreveﬁt reducefloodlnq aong the ditch during loerlods
of excessrunoff and with appropriate control Sructuresto prevent over-drainage during periods of low
or no flow. Excessflowsmay also be used to restore historic flowsto Spanish Creek or otherwise be
conveyed to the Caoosahatchee River in keeping with the principles of sound water management and
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SFWMD permitting criteria, thereby eifrirating reducing downstream flooding of natural and manmade
water courses within this area of Lee County. Likewise, excess waters that flow from Lehigh Acres
thet result in the flooding of the Hickey Creek and Bedman areas south of the Caloosahatchee river
shatt will be adequately controlled in Lehigh Acres so that the neighboring community of Alva is not
flooded beyond higoricd levels. Care should also be taken that water flows entering the
Caloosahatchee river do not negatively impact the oxbows and/or hedth of the river.

While the Divison of Naturd Resources agrees that conveying surface waters from outsde Lee County to the
County Line Ditch dong the Lee/Hendry County line has been identified as one method of handling surface runoff;
they would like to keep other options open. Staff recommends transmitting Policy 22.6.1 asrevised.

The following recommendations in the Alva community plan that are not addressed in the proposed
policies discussed above follow with staff commentsto follow each recommendation.

»  Future measures should include design solutionsto induce traffic caming and possibly restriction of access
points for future development dong North River Road.

CR 78 isan arterid roadway and Department of Transportation staff is opposed to implementing traffic caming
measures on arterid roadsin Lee County.

» A pededtrian oriented area can be seen asa “hub” for an extensive system of bike lanes and pedestrian
pathways that extend into the neighborhoods, and across the bridge into the Village center. Rather than
introducing curb, gutter, and sidewalk, the design concept should emphasize usef pervious materids and
emulate arurd, higtoric look such as might have existed in the late 1800's.

DOT daff has gated in the attached comments that the plan is serioudy lacking because it does not include
discussion of the cost of such anadternative concept, or how such non-standard featureswill be maintained. The
County doesnot typicaly commit to maintain such non-standard features, and will not dlow themin County rights-
of-way without maintenance commitment from the group proposing them.

» A dgnificant opportunity exigts for funding a portion of the Historic Core Improvement Plan through the
Federa Transportation Enhancement Provision.

DOT gaff provided the following comment: While the fadilities contemplated in the Community Plan would be
igible for Enhancement funding, in redity thereisvery little funding avalable. These funds are governed by the
Florida Department of Transportation (FDOT), and are spread out among the twel ve countieswithin District One.
Applications aresubmitted every year to the Lee County Metropolitan Planning Organization, which then develops
apriority ligt to giveto FDOT. Typicdly Lee County only gets one project ayear funded through this program,
and the Alva community would be competing with therest of the County and the Cities. Given that redlity, it does
not seem appropriate to characterize the Enhancement program as “significant”.

» Ifand when new residentid devel opment isproposed in Subarea4, it should be designed to conserve open
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space and compliment the Rurd Village character rather than occur as an expanse of one-acre lots.
This recommendation appliesto an areawithin therurd village and does not preclude the creation of oneacrelots;
therefore, staff has no objection to the wording of that recommendation.

» Inaddition to those conservation lands purchased through the 2020 program, there are severd large
parcels owned by South Florida Water Management Didtrict. Two adjacent parcels together consisting
of over 400 acres are located just north of North River Road east of central Alva, have been identified in
the community planning process as an opportunity for a future regiona park. The Community should
pursue discussions with South Florida Water Management Didrict and with Lee County to explore the
feashility of adding this areato the regiond recreationd system and to identify the gppropriate public use
of the area.

Staff has no problem with that recommendation.

» Working together with design professonds, loca development interests and Lee County the Alva
community can propose appropriate amendmentsto the Land Development Code Chapter 34, ArticlelV,
Planned Developments, to include incentives and criteriafor planned resdentia developmentsin the Rura
area surrounding Alva. Such incentives and criteria could be set up as a point syslem similar to that
proposed for Subarea4, with arequirementsthat the project must obtain acertain number of points before
it meets the threshold for approva.

If the Alva community wishes to come forward with a land development code revision proposa to provide
incentives for landowners develop in certain specific ways staff is not opposed.

» Itisrecommended that asaparald effort to this Community Plan, representatives of Alvalnc. work with
the neighbors to design a petition that identifies the concerns that are intended to be addressed and the
severd different gpproaches that could be used, so that residents have the opportunity to indicate their
concern and their support for successfully resolving the issue without necessarily having to choose which
gpproach isbest. Once that is completed, the gppropriate next steps can be identified.

Staff has no problem with that recommendation.
» This Plan encourages continued efforts to make Conservation 2020 purchases (and/or purchases of
conservation easements) in the area north of SR 80 to reinforce the linkage between conservation areas

of the Regiona Park to the north of the River and Hickey Creek Mitigation Park.

Staff encourages efforts toward acquisition of 2020 properties that the Conservation Lands Selection Advisory
Committee deems valuable.

» Explore the opportunity for neighborhood serving uses in the Cardston Park Community.

Staff encourages Alvaresdentsto do so.
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FUTURE LAND USE MAP AMENDMENTS

The Community Plan is proposing one Future Land Use Map amendment. The area requested to be amended
isthat area north and south of the Cal oosahatchee River and east and west of Broadway in Alvathat is currently
inthe Urban Community Future Land Use designation as shown on the attached map. Staff does not recommend
trangmitta of this request a thistime,

FUTURE LAND DEVELOPMENT CODE AMENDMENTS

The Community Plan proposes severd future amendments to Lee County’s Land Development Code. Topics
for potentia L DC amendmentsincludeuse, design, Stel ocationsand devel opment stlandardsfor new devel opment
in the proposed Rurd Village land use category.

B. CONCLUSIONS

The proposed revised Vison Statement, Goal, Objectives and Policies are the result of nearly atwo-year long
planning process. They reflect thevison that ALV A and many membersof the Alvacommunity havefor itsfuture
growth and development. Staff believes that this amendment should be viewed as another step in a continuous
process that addresses planning needsin Alva. Many issues have been addressed through this amendment, but
there are others, such as those palicies (or portions thereof) that staff has recommended for deletion, that will
require more condderation in the future.

C. STAFF RECOMMENDATION
Staff recommends that the Board of County Commissioners transmit the proposed amendment with staff’s
recommended language as shown in Part |, Section B.1of this report.
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PART |11 - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: May 28, 2002
A.LOCAL PLANNING AGENCY REVIEW
B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT
SUMMARY

1. RECOMMENDATION:

2. BASISAND RECOMMENDED FINDINGSOF FACT:

C.VOTE:
NOEL ANDRESS

MATT BIXLER

SUSAN BROOK MAN

DAN DELIS

RONALD INGE

ROBERT PRITT

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

DATE OF TRANSMITTAL HEARING:

A.BOARD REVIEW:

B.BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASSISAND RECOMMENDED FINDINGS OF FACT:

C.VOTE:

JOHN ALBION

ANDREW COY

BOB JANES

RAY JUDAH

DOUG ST. CERNY

DRAFT STAFF REPORT FOR May 9, 2003
CPA2002-01 PAGE 25 OF 26



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

DATE OF ORC REPORT:

A.DCA OBJECTIONS, RECOMMENDATIONSAND COMMENTS

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

DATE OF ADOPTION HEARING:

A.BOARD REVIEW:

B.BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASISAND RECOMMENDED FINDINGSOF FACT:

C.VOTE:

JOHN ALBION

ANDREW COY

BOB JANES

RAY JUDAH

DOUG ST. CERNY
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