
file://///server1/swfrpc/Council%20Agendas/2014%20Agendas/Oct2014/Item%206%20Sept%2020%202012%20Mins.pdf
http://www.swfrpc.org/content/Agendas/2012/10-Oct/Council/Item%209%20Consent%20Agenda.pdf




SOUTHWEST FLORIDA REGIONAL PLANNING COUNCIL MEMBERSHIP 
 

OFFICERS 

Mr. Thomas Perry, Chair Commissioner Willie Shaw, Vice-Chair 

Commissioner Donna Storter-Long, Secretary Mr. Donald McCormick, Treasurer 

  

CHARLOTTE COUNTY COLLIER COUNTY 

Commissioner Joe Tiseo, Charlotte BCC Commissioner Bill McDaniel, Collier BCC 

Commissioner Ken Doherty, Charlotte BCC Commissioner Penny Taylor, Collier BCC 

Vice-Mayor Gary Wein, City of Punta Gorda Councilman Reg Buxton, City of Naples 

Mr. Donald McCormick, Governor Appointee (City of Marco Island Vacancy) 

Ms. Suzanne Graham, Governor Appointee Mr. Robert “Bob Mulhere, Governor Appointee 

 (Governor Appointee Vacancy) 

  

GLADES COUNTY HENDRY COUNTY 

Commissioner Donna Storter-Long, Glades BCC Commissioner Emma Byrd, Hendry BCC 

Commissioner Donald Strenth, Glades BCC Commissioner Mitchell Wills, Hendry BCC 

Councilwoman Pat Lucas, City of Moore Haven Vice-Mayor Michael Atkinson, City of Clewiston 

Mr. Thomas Perry, Governor Appointee Commissioner Julie Wilkins, City of LaBelle 

 Mr. Mel Karau, Governor Appointee 

  

LEE COUNTY SARASOTA COUNTY 

Commissioner Brian Hamman, Lee BCC Commissioner Mike Moran, Sarasota BCC 

Commissioner Cecil Pendergrass, Lee BCC Commissioner Charles Hines, Sarasota BCC 

Councilman Fred Burson, City of Fort Myers Commissioner Willie Shaw, City of Sarasota 

Councilmember Anita Cereceda, Town of Fort Myers 

Beach 

Councilmember Mitzie Fiedler, City of Venice 

Vice-Mayor Mick Denham, City of Sanibel Mr. Felipe Colon, Governor Appointee 

Councilman Greg DeWitt, City of Bonita Springs (Governor Appointee Vacancy) 

Ms. Laura Holquist, Governor Appointee  

(Governor Appointee Vacancy)  

  

  

EX-OFFICIO MEMBERS 

Jon Iglehart, FDEP (FDOT Vacancy) 

Phil Flood, SFWMD Dennis Ragosta, SWFWMD 

  

STAFF 

Margaret Wuerstle, Executive Director 

Beth Nightingale, Legal Consultant 

 

Aidan Bandy James Beever 

Rebekah Harp Charles Kammerer 

Sean McCabe Elly McKuen 

Timothy Walker  

 
Updated 5/9/2018 



1 | P a g e  
 

SOUTHWEST FLORIDA REGIONAL PLANNING COUNCIL 
(SWFRPC) ACRONYMS 

 
 
ABM - Agency for Bay Management - Estero Bay Agency on Bay Management 

ADA - Application for Development Approval  

ADA - Americans with Disabilities Act  

AMDA -Application for Master Development Approval  

BEBR - Bureau of Economic Business and Research at the University of Florida  

BLID - Binding Letter of DRI Status  

BLIM - Binding Letter of Modification to a DRI with Vested Rights 

BLIVR -Binding Letter of Vested Rights Status 

BPCC -Bicycle/Pedestrian Coordinating Committee 

CAC - Citizens Advisory Committee 

CAO - City/County Administrator Officers 

CDBG - Community Development Block Grant  

CDC - Certified Development Corporation (a.k.a. RDC) 

CEDS - Comprehensive Economic Development Strategy (a.k.a. OEDP) 

CHNEP - Charlotte Harbor National Estuary Program 

CTC -  Community Transportation Coordinator  

CTD -  Commission for the Transportation Disadvantaged  

CUTR - Center for Urban Transportation Research  

DEO - Department of Economic Opportunity 

DEP - Department of Environmental Protection 
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DO - Development Order 

DOPA - Designated Official Planning Agency (i.e. MPO, RPC, County, etc.) 

EDA - Economic Development Administration 

EDC - Economic Development Coalition 

EDD - Economic Development District  

EPA – Environmental Protection Agency 

FAC - Florida Association of Counties 

FACTS - Florida Association of CTCs  

FAR - Florida Administrative Register (formerly Florida Administrative Weekly) 

FCTS - Florida Coordinated Transportation System  

FDC&F -Florida Department of Children and Families (a.k.a. HRS) 

FDEA - Florida Department of Elder Affairs  

FDLES - Florida Department of Labor and Employment Security  

FDOT - Florida Department of Transportation 

FHREDI - Florida Heartland Rural Economic Development Initiative 

FIAM – Fiscal Impact Analysis Model  

FLC - Florida League of Cities 

FQD - Florida Quality Development  

FRCA -Florida Regional Planning Councils Association 

FTA - Florida Transit Association  

IC&R - Intergovernmental Coordination and Review  

IFAS - Institute of Food and Agricultural Sciences at the University of Florida  

JLCB - Joint Local Coordinating Boards of Glades & Hendry Counties  
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JPA - Joint Participation Agreement  

JSA - Joint Service Area of Glades & Hendry Counties  

LCB - Local Coordinating Board for the Transportation Disadvantaged 

LEPC - Local Emergency Planning Committee 

MOA - Memorandum of Agreement  

MPO - Metropolitan Planning Organization 

MPOAC - Metropolitan Planning Organization Advisory Council  

MPOCAC - Metropolitan Planning Organization Citizens Advisory Committee 

MPOTAC - Metropolitan Planning Organization Technical Advisory Committee  

NADO – National Association of Development Organizations 

NARC -National Association of Regional Councils 

NOPC -Notice of Proposed Change  

OEDP - Overall Economic Development Program  

PDA - Preliminary Development Agreement  

REMI – Regional Economic Modeling Incorporated 

RFB - Request for Bids  

RFI – Request for Invitation 

RFP - Request for Proposals  

RPC - Regional Planning Council 

SHIP - State Housing Initiatives Partnership  

SRPP – Strategic Regional Policy Plan 

TAC - Technical Advisory Committee 

TDC - Transportation Disadvantaged Commission (a.k.a. CTD) 
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TDPN - Transportation Disadvantaged Planners Network 

TDSP - Transportation Disadvantaged Service Plan  

USDA - US Department of Agriculture  

WMD - Water Management District (SFWMD and SWFWMD) 
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East Central Florida  North Central Florida 

 Northeast Florida  South Florida  Southwest Florida 
Tampa Bay  Treasure Coast  West Florida  Withlacoochee 

 
104 West Jefferson Street, Tallahassee, FL 32301-1713  850.224.3427 

 
 

Regional Planning Council 
Functions and Programs 

 
March 4, 2011 

 
• Economic Development Districts:  Regional planning councils are designated as Economic 

Development Districts by the U. S. Economic Development Administration.  From January 2003 to 
August 2010, the U. S. Economic Development Administration invested $66 million in 60 projects in 
the State of Florida to create/retain 13,700 jobs and leverage $1 billion in private capital investment.  
Regional planning councils provide technical support to businesses and economic developers to 
promote regional job creation strategies. 

• Emergency Preparedness and Statewide Regional Evacuation:  Regional planning councils 
have special expertise in emergency planning and were the first in the nation to prepare a Statewide 
Regional Evacuation Study using a uniform report format and transportation evacuation modeling 
program.  Regional planning councils have been preparing regional evacuation plans since 1981.  
Products in addition to evacuation studies include Post Disaster Redevelopment Plans, Hazard 
Mitigation Plans, Continuity of Operations Plans and Business Disaster Planning Kits.   

• Local Emergency Planning:  Local Emergency Planning Committees are staffed by regional 
planning councils and provide a direct relationship between the State and local businesses.  Regional 
planning councils provide thousands of hours of training to local first responders annually.  Local 
businesses have developed a trusted working relationship with regional planning council staff. 

• Homeland Security:  Regional planning council staff is a source of low cost, high quality planning 
and training experts that support counties and State agencies when developing a training course or 
exercise.  Regional planning councils provide cost effective training to first responders, both public and 
private, in the areas of Hazardous Materials, Hazardous Waste, Incident Command, Disaster 
Response, Pre- and Post-Disaster Planning, Continuity of Operations and Governance.  Several 
regional planning councils house Regional Domestic Security Task Force planners. 

• Multipurpose Regional Organizations:  Regional planning councils are Florida’s only multipurpose 
regional entities that plan for and coordinate intergovernmental solutions on multi-jurisdictional issues, 
support regional economic development and provide assistance to local governments. 

• Problem Solving Forum:  Issues of major importance are often the subject of regional planning 
council-sponsored workshops.  Regional planning councils have convened regional summits and 
workshops on issues such as workforce housing, response to hurricanes, visioning and job creation.

• Implementation of Community Planning:  Regional planning councils develop and maintain 
Strategic Regional Policy Plans to guide growth and development focusing on economic development, 
emergency preparedness, transportation, affordable housing and resources of regional significance.  
In addition, regional planning councils provide coordination and review of various programs such as 
Local Government Comprehensive Plans, Developments of Regional Impact and Power Plant Ten-year 
Siting Plans.  Regional planning council reviewers have the local knowledge to conduct reviews 
efficiently and provide State agencies reliable local insight. 
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• Local Government Assistance:  Regional planning councils are also a significant source of cost 
effective, high quality planning experts for communities, providing technical assistance in areas such 
as:  grant writing, mapping, community planning, plan review, procurement, dispute resolution, 
economic development, marketing, statistical analysis, and information technology.  Several regional 
planning councils provide staff for transportation planning organizations, natural resource planning 
and emergency preparedness planning. 

• Return on Investment:  Every dollar invested by the State through annual appropriation in regional 
planning councils generates 11 dollars in local, federal and private direct investment to meet regional 
needs. 

• Quality Communities Generate Economic Development:  Businesses and individuals choose 
locations based on the quality of life they offer.  Regional planning councils help regions compete 
nationally and globally for investment and skilled personnel. 

• Multidisciplinary Viewpoint:  Regional planning councils provide a comprehensive, multidisciplinary 
view of issues and a forum to address regional issues cooperatively.  Potential impacts on the 
community from development activities are vetted to achieve win-win solutions as council members 
represent business, government and citizen interests. 

• Coordinators and Conveners:  Regional planning councils provide a forum for regional 
collaboration to solve problems and reduce costly inter-jurisdictional disputes. 

• Federal Consistency Review:  Regional planning councils provide required Federal Consistency 
Review, ensuring access to hundreds of millions of federal infrastructure and economic development 
investment dollars annually. 

• Economies of Scale:  Regional planning councils provide a cost-effective source of technical 
assistance to local governments, small businesses and non-profits. 

• Regional Approach:  Cost savings are realized in transportation, land use and infrastructure when 
addressed regionally.  A regional approach promotes vibrant economies while reducing unproductive 
competition among local communities. 

• Sustainable Communities:  Federal funding is targeted to regions that can demonstrate they have 
a strong framework for regional cooperation. 

• Economic Data and Analysis:  Regional planning councils are equipped with state of the art 
econometric software and have the ability to provide objective economic analysis on policy and 
investment decisions. 

• Small Quantity Hazardous Waste Generators:  The Small Quantity Generator program ensures 
the proper handling and disposal of hazardous waste generated at the county level.  Often smaller 
counties cannot afford to maintain a program without imposing large fees on local businesses.  Many 
counties have lowered or eliminated fees, because regional planning council programs realize 
economies of scale, provide businesses a local contact regarding compliance questions and assistance 
and provide training and information regarding management of hazardous waste. 

• Regional Visioning and Strategic Planning:  Regional planning councils are conveners of regional 
visions that link economic development, infrastructure, environment, land use and transportation into 
long term investment plans.  Strategic planning for communities and organizations defines actions 
critical to successful change and resource investments. 

• Geographic Information Systems and Data Clearinghouse:  Regional planning councils are 
leaders in geographic information systems mapping and data support systems.  Many local 
governments rely on regional planning councils for these services. 
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Increment 1 North Area
1453 ac

Charlotte County
Stantec Consulting Services Inc.
6900 Professional Parkway East

Sarasota, FL 34240
tel 941.907.6900
fax 941.907.6911

Exhibit B-4
Babcock Ranch Community

Map H-3 Increment 1 North Area Master Plan
March 2018
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Exhibit B-4
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Map H-3 Increment 1 North Area Master Plan
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Consent Agenda Summary 

 
Agenda Item #8(a) – City of Cape Coral Comp Plan Amendment DEO 18-1ESR 

City of Cape Coral DEO 18-1ESR amends the City's Future Land Use Map to amend 82.69 acres of 

property to the Multi-Family Residential (MF) future land use map classification. The site is located in 

the north-central portion of the City that is receiving centralized utilities through the North 2 Utility 

Expansion Program. The change is comprised of an amendment from Single-Family Residential to MF for 

82.69 acres. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and the City of Cape Coral. 

 

Agenda Item #8(b) – City of Fort Myers Comp Plan Amendment DEO 18-1ESR 

City of Fort Myers DEO 18-1ESR contains an amendment to the Future Land Use Map adding the Future 

Land Use designation Midtown. Also, the package includes a text revision to Future Land Use Policies 

wherein: 

The maximum base density (not including bonus allocations) is proposed to be increased for the 

Downtown District Future Land Use Category in Policy 1.7 from 35 dwelling units per acre to 70 dwelling 

units per acre. The standard allowable intensity [quantified as floor area ratio (FAR)] for the Downtown 

District has been reduced from 18 FAR to 8 FAR. However, the existing Policy applied FAR to residential 

and non-residential uses. It is proposed that FAR will now only apply to non-residential uses. 

The Midtown Future Land Use is a new Future Land Use Category proposed in Future Land Use Policy 

1.8 with a maximum base density (not including bonus allocations) of 70 dwelling units per acre and a 

maximum non-residential FAR of 8. The Future Land Use Map is proposed to be amended to depict the 

Midtown Future Land designated areas. Currently, this area has Future Land Use Category designations 

of Downtown, Traditional Community, and Corridor Commercial. 

RECOMMENDED ACTION:  Staff finds this amendment package regionally significant with regards to 

magnitude and consistent with the SRPP. Approve staff comments. Authorize staff to forward comments 

to the Department of Economic Opportunity and the City of Fort Myers. 

 

 

 

 



Agenda Item #8(c) – City of Bonita Springs Comp Plan Amendment DEO 18-1ESR 

City of Bonita Springs DEO 18-1ESR proposes to amend Policy 1.1.11a.5 of the Old 41 Town Center 

Mixed-Use Redevelopment Area Overlay to allow densities, intensities, and range of uses to be blended 

with a unified planned development zoning district. The intent of the Overlay is to permit mixed-use 

redevelopment through residential, commercial, cultural and community, hospitality, industrial, 

recreational and governmental center uses that are focused around the aesthetic and recreational value 

of the Imperial River and that are supported by "walk-to-town" neighborhoods. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and The City of Bonita Springs. 

 

Agenda Item #8(d) – Sarasota County Comp Plan Amendment DEO 18-1ESR 

Sarasota County DEO 18-1ESR is a privately-initiated Comprehensive Plan Amendment (CPA) relating to 

the incorporation of Ibis Street, from State Road 72 (Clark Road) to Future North-South Roadway A into 

Sarasota County’s Future Thoroughfare Plan Maps and Tables. The intent of CPA No. 2017-F is to provide 

for the roadway network needed to support future development within the Sarasota 2050 South Village, 

as delineated on Map 8-7: RMA-3 Village/Open Space. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and Sarasota County. 

 

Agenda Item #8(e) – Sarasota County Comp Plan Amendment DEO 18-2ESR 

Sarasota County DEO 18-2ESR is a privately-initiated Comprehensive Plan Amendment relating to 2050 

Villages, revising Future Land Use (FLU) Policy VOS1. to delete “contiguous” from the policy footnote 

related to the requirement of subsequent Village Centers. This would allow the elimination of the 

required Village Center in Grand Lakes. The commercial and service needs of the development’s 

residents can be met by the Village Center (approved for 300,000 square feet of non-residential uses) in 

LT Ranch Village, which will be located approximately 2.5 miles to the east. This revision would not 

impede on the overall intent of the policy. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and Sarasota County. 

 

 

 



Agenda Item #8(f) – Charlotte County Comp Plan Amendment DEO 18-2ESR 

Charlotte County DEO 18-2ESR is a request to amend Coastal Planning (CST) Policy 1.4.7: Manatee 

Protection Plan to reflect that the Board of County Commissioners accepted the Manatee Protection 

Plan on February 14, 2017.  

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and Charlotte County. 

 

Agenda Item #8(g) – City of Punta Gorda Comp Plan Amendment DEO 18-1ESR 

This amendment is for the purpose of applying the City’s Future Land Use Designations to vacant 

undeveloped properties that were annexed into the incorporated City limits. These properties are 

located within an area that was previously annexed in 2014 and underwent a Comprehensive Plan 

revision (DEO 14-1ESR). 

The property locations can be seen in Attachment III and combine for approximately 13.78+ acres. The 

properties will be given a Highway Commercial Center (HCC) FLU Designation. This designation is 

consistent with the surrounding properties. There is no proposed development within this area at this 

time. When development is proposed all levels of service impacts to solid waste, sanitary sewer, 

drainage, potable water and water supply, traffic circulation, schools and recreation will be addressed. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and the City of Punta Gorda. 

 

Agenda Item #8(h) – Hendry County Comp Plan Amendment DEO 18-1ESR 

The applicant, Long Hammock Grove Inc. is requesting to amend the Hendry County Comprehensive 

Plan Future Land Use Map (FLUM) to change the future land use designation for the subject property 

from Agriculture (AG) Future Land Use Category (FLUC) to Multi-Use Development (MUD) FLUC. The 

subject property is located on US 27 and consists of 233.34+ acres in Hendry County with an additional 

60.51+ acres in Glades County. The current use on the entire property is agriculture (sugarcane farming). 

The proposed MUD FLUC allows existing agricultural uses to continue, recreational facilities, residential, 

commercial, and industrial uses. The Glades County application proposes to redesignate the 60.51+ 

acres to Industrial. The applicant has stated that the Glades County property may be used for 

stormwater management. County staff is coordinating with Glades County in the review of the 

applications. 

RECOMMENDED ACTION:  Staff finds this amendment package not regionally significant and consistent 

with the SRPP. Approve staff comments. Authorize staff to forward comments to the Department of 

Economic Opportunity and Hendry County. 



Agenda Item #8(i) – Summit Church DO Rescission  

The Summit Church (aka University Baptist Church) Development of Regional Impact (DRI) review 

development order was approved by the Lee County Board of County Commissioners on April 3, 2006. 

This DRI review project is located in unincorporated southcentral Lee County just south of the southern 

entrance road to Florida Gulf Coast University (see Location Map). Normally, a stand-alone church would 

not be reviewed as a DRI, however, because of a Lee County Comprehensive Plan requirement 

associated with the approval of Florida Gulf Coast University, Policy 18.2.2 required “all property within 

the University Village shall undergo a DRI review”. Therefore, the DRI review for regional impacts was 

on the 10.3-acre site, 61,500 square feet depicted in three church structures, a 1.55-acre storm water 

management lake, and parking areas. This project has no regional impacts other than related to 

vegetation and wildlife. To be consistent with how other DRIs in the University Village have been 

reviewed it was necessary to impose regional conditions related to habitat impacts to Florida panthers, 

wetlands and indigenous vegetation on this site.  To date 26,641 SF has been constructed. The applicant 

seeks to develop an additional 11,600 square foot worship hall in a proposed single story building 

adjacent to and adjoining to its existing 26,641 square foot two-story building. 

 

RECOMMENDED ACTION:  Notify Lee County, the Florida Department of Economic Development and 

the applicant the proposed application is acceptable and will be incompliance with Chapter 380.115 FS. 
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LOCAL GOVERNMENT COMPREHENSIVE PLAN AMENDMENTS 

CITY OF CAPE CORAL  
 
The Council staff has reviewed the proposed evaluation and appraisal based amendments to the City of 
Cape Coral Comprehensive Plan (DEO 18-1ESR). These amendments were developed under the Local 
Government Comprehensive Planning and Land Development Regulation Act. A synopsis of the 
requirements of the Act and Council responsibilities is provided as Attachment I. Comments are 
provided in Attachment II. Site location maps can be reviewed in Attachment III. 
 
Staff review of the proposed amendments was based on whether they were likely to be of regional 
concern.  This was determined through assessment of the following factors: 
 

1. Location--in or near a regional resource or regional activity center, such that it impacts the 
regional resource or facility; on or within one mile of a county boundary; generally applied to sites 
of five acres or more; size alone is not necessarily a determinant of regional significance; 

2. Magnitude--equal to or greater than the threshold for a Development of Regional Impact of the 
same type (a DRI-related amendment is considered regionally significant); and 

3. Character--of a unique type or use, a use of regional significance, or a change in the local 
comprehensive plan that could be applied throughout the local jurisdiction; updates, editorial 
revisions, etc. are not regionally significant. 

 
A summary of the results of the review follows: 
 
  

Factors of Regional Significance 

Proposed 
Amendment Location Magnitude Character Consistent 

DEO 18-1ESR No No No (1) Not Regionally Significant 

    
(2) Consistent with SRPP 

 
 
 
                        
RECOMMENDED ACTION:  Approve staff comments. Authorize staff to forward comments to 

the Department of Economic Opportunity and the City of Cape Coral  
 
 

 
3/2018 

 



Attachment I 

 

 

COMMUNITY PLANNING ACT 
 
Local Government Comprehensive Plans 
The Act requires each municipal and county government to prepare a comprehensive plan that must 
include at least the following nine elements: 
 
 1. Future Land Use Element; 
 2. Traffic Circulation Element; 

A local government with all or part of its jurisdiction within the urbanized area of a 
Metropolitan Planning Organization shall prepare and adopt a transportation element 
to replace the traffic circulation; mass transit; and ports, aviation, and related facilities 
elements. [9J-5.019(1), FAC] 

3. General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural 
Groundwater Aquifer Recharge Element; 

 4. Conservation Element; 
 5. Recreation and Open Space Element; 
 6. Housing Element; 
 7. Coastal Management Element for coastal jurisdictions; 
 8. Intergovernmental Coordination Element; and 
 9. Capital Improvements Element. 
 
The local government may add optional elements (e. g., community design, redevelopment, safety, 
historical and scenic preservation, and economic). 
 
All local governments in Southwest Florida have adopted revised plans: 

Charlotte County, Punta Gorda 
Collier County, Everglades City, Marco Island, Naples 
Glades County, Moore Haven 
Hendry County, Clewiston, LaBelle 
Lee County, Bonita Springs, Cape Coral, Fort Myers, Fort Myers Beach, Sanibel 
Sarasota County, Longboat Key, North Port, Sarasota, Venice 

 
 
 
 
 

                

          

 
                    

 

 

 
 
 

 



Attachment I 

 

 

COMPREHENSIVE PLAN AMENDMENTS 
 
A local government may amend its plan at any time during the calendar year.   Six copies of the 
amendment are sent to the Department of Economic Opportunity (DEO) for review.  A copy is also sent 
to the Regional Planning Council, the Water Management District, the Florida Department of 
Transportation, and the Florida Department of Environmental Protection.   
 
The proposed amendments will be reviewed by DEO in two situations.  In the first, there must be a 
written request to DEO.  The request for review must be received within forty-five days after transmittal 
of the proposed amendment.  Reviews can be requested by one of the following: 
 

• the local government that transmits the amendment, 
• the regional planning council, or 
• an affected person. 

 
In the second situation, DEO can decide to review the proposed amendment without a request.  In that 
case, DEO must give notice within thirty days of transmittal.   
 
Within five working days after deciding to conduct a review, DEO may forward copies to various 
reviewing agencies, including the Regional Planning Council.   
 
Regional Planning Council Review 
The Regional Planning Council must submit its comments in writing within thirty days of receipt of the 
proposed amendment from DEO.  It must specify any objections and may make recommendations for 
changes.  The review of the proposed amendment by the Regional Planning Council must be limited to 
"effects on regional resources or facilities identified in the Strategic Regional Policy Plan and extra-
jurisdictional impacts which would be inconsistent with the comprehensive plan of the affected local 
government”. 
 
After receipt of comments from the Regional Planning Council and other reviewing agencies, DEO has 
thirty days to conduct its own review and determine compliance with state law.  Within that thirty-day 
period, DEO transmits its written comments to the local government. 
  
 
NOTE:  THE ABOVE IS A SIMPLIFIED VERSION OF THE LAW.  REFER TO THE STATUTE (CH. 163, FS) FOR 

DETAILS. 
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CITY OF CAPE CORAL COMPREHENSIVE PLAN AMENDMENT (DEO 18-1ESR) 

RECEIVED: FEBRUARY 23, 2018 

Summary of Proposed Amendment 

City of Cape Coral DEO 18-1ESR amends the City's Future Land Use Map to amend 82.69 acres of 

property to the Multi-Family Residential (MF) future land use map classification. The site is located in 

the north-central portion of the City that is receiving centralized utilities through the North 2 Utility 

Expansion Program. The change is comprised of an amendment from Single-Family Residential to MF for 

82.69 acres. 

A PDP to permit MF development was established on site in 2007 and has been extended through 2022. 

The property’s FLU was amended by City of Cape Coral from SM to SF in 2017. This amendment would 

make the property consistent with the PDP and help address the shortfall of multi-family housing in 

Cape Coral. A 2016 study concluded that the City would need to add approximately 1,500 multi-family 

units per year for the next 5 years to make up for the shortfall. The amendment would result in a net 

gain of 960 dwelling units. The traffic analysis showed a net gain of +51 AM peak hour trips and +40 PM 

peak hour trips. All roadways meet or surpass the minimum acceptable Level of Service Standards and 

capacity is available for this amendment.  

Regional Impacts 

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 

amendments do not directly produce any significant regional impacts that would be inconsistent with 

the Comprehensive Plan of any other local government within the region. 

Extra-Jurisdictional Impacts 

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 

amendments do not directly produce any significant extra-jurisdictional impacts that would be 

inconsistent with the Comprehensive Plan of any other local government within the region. 

Conclusion 

No adverse effects on regional resources or facilities and no extra-jurisdictional impacts have been 

identified. Staff finds that this project is not regionally significant. 

Recommended Action 

Approve staff comments. Authorize staff to forward comments to the Department of Economic 

Opportunity and the City of Cape Coral.  
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1400 Colonial Blvd., Suite 1  

Fort Myers, FL 33907 

P: 239.938.1813  |  F: 239.938.1817 

www.swfrpc.org 

 
LOCAL GOVERNMENT COMPREHENSIVE PLAN AMENDMENTS 

CITY OF FORT MYERS  
 
The Council staff has reviewed the proposed evaluation and appraisal based amendments to the City of 
Fort Myers Comprehensive Plan (DEO 18-1ESR). These amendments were developed under the Local 
Government Comprehensive Planning and Land Development Regulation Act. A synopsis of the 
requirements of the Act and Council responsibilities is provided as Attachment I. Comments are 
provided in Attachment II.  Site location maps can be reviewed in Attachment III. 
 
Staff review of the proposed amendments was based on whether they were likely to be of regional 
concern.  This was determined through assessment of the following factors: 
 

1. Location--in or near a regional resource or regional activity center, such that it impacts the 
regional resource or facility; on or within one mile of a county boundary; generally applied to sites 
of five acres or more; size alone is not necessarily a determinant of regional significance; 

2. Magnitude--equal to or greater than the threshold for a Development of Regional Impact of the 
same type (a DRI-related amendment is considered regionally significant); and 

3. Character--of a unique type or use, a use of regional significance, or a change in the local 
comprehensive plan that could be applied throughout the local jurisdiction; updates, editorial 
revisions, etc. are not regionally significant. 

 
A summary of the results of the review follows: 
 
  

Factors of Regional Significance 

Proposed 
Amendment Location Magnitude Character Consistent 

DEO 18-1ESR No Yes No (1) Regionally Significant 

    

(2) Consistent with SRPP 
 

 
 
 
                        
RECOMMENDED ACTION:  Approve staff comments. Authorize staff to forward comments to 

the Department of Economic Opportunity and the City of Fort 
Myers.  

 
 

 
3/2018 
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COMMUNITY PLANNING ACT 
 
Local Government Comprehensive Plans 
The Act requires each municipal and county government to prepare a comprehensive plan that must 
include at least the following nine elements: 
 
 1. Future Land Use Element; 
 2. Traffic Circulation Element; 

A local government with all or part of its jurisdiction within the urbanized area of a 
Metropolitan Planning Organization shall prepare and adopt a transportation element 
to replace the traffic circulation; mass transit; and ports, aviation, and related facilities 
elements. [9J-5.019(1), FAC] 

3. General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural 
Groundwater Aquifer Recharge Element; 

 4. Conservation Element; 
 5. Recreation and Open Space Element; 
 6. Housing Element; 
 7. Coastal Management Element for coastal jurisdictions; 
 8. Intergovernmental Coordination Element; and 
 9. Capital Improvements Element. 
 
The local government may add optional elements (e. g., community design, redevelopment, safety, 
historical and scenic preservation, and economic). 
 
All local governments in Southwest Florida have adopted revised plans: 

Charlotte County, Punta Gorda 
Collier County, Everglades City, Marco Island, Naples 
Glades County, Moore Haven 
Hendry County, Clewiston, LaBelle 
Lee County, Bonita Springs, Cape Coral, Fort Myers, Fort Myers Beach, Sanibel 
Sarasota County, Longboat Key, North Port, Sarasota, Venice 
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COMPREHENSIVE PLAN AMENDMENTS 
 
A local government may amend its plan at any time during the calendar year.   Six copies of the 
amendment are sent to the Department of Economic Opportunity (DEO) for review.  A copy is also sent 
to the Regional Planning Council, the Water Management District, the Florida Department of 
Transportation, and the Florida Department of Environmental Protection.   
 
The proposed amendments will be reviewed by DEO in two situations.  In the first, there must be a 
written request to DEO.  The request for review must be received within forty-five days after transmittal 
of the proposed amendment.  Reviews can be requested by one of the following: 
 

• the local government that transmits the amendment, 
• the regional planning council, or 
• an affected person. 

 
In the second situation, DEO can decide to review the proposed amendment without a request.  In that 
case, DEO must give notice within thirty days of transmittal.   
 
Within five working days after deciding to conduct a review, DEO may forward copies to various 
reviewing agencies, including the Regional Planning Council.   
 
Regional Planning Council Review 
The Regional Planning Council must submit its comments in writing within thirty days of receipt of the 
proposed amendment from DEO.  It must specify any objections and may make recommendations for 
changes.  The review of the proposed amendment by the Regional Planning Council must be limited to 
"effects on regional resources or facilities identified in the Strategic Regional Policy Plan and extra-
jurisdictional impacts which would be inconsistent with the comprehensive plan of the affected local 
government”. 
 
After receipt of comments from the Regional Planning Council and other reviewing agencies, DEO has 
thirty days to conduct its own review and determine compliance with state law.  Within that thirty-day 
period, DEO transmits its written comments to the local government. 
  
 
NOTE:  THE ABOVE IS A SIMPLIFIED VERSION OF THE LAW.  REFER TO THE STATUTE (CH. 163, FS) FOR 

DETAILS. 
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CITY OF FORT MYERS COMPREHENSIVE PLAN AMENDMENT (DEO 18-1ESR) 

RECEIVED: FEBRUARY 22, 2018 

Summary of Proposed Amendment 

City of Fort Myers DEO 18-1ESR contains an amendment to the Future Land Use Map adding the Future 

Land Use designation Midtown. Also, the package includes a text revision to Future Land Use Policies 

wherein: 

The maximum base density (not including bonus allocations) is proposed to be increased for the 

Downtown District Future Land Use Category in Policy 1.7 from 35 dwelling units per acre to 70 dwelling 

units per acre. The standard allowable intensity [quantified as floor area ratio (FAR)] for the Downtown 

District has been reduced from 18 FAR to 8 FAR. However, the existing Policy applied FAR to residential 

and non-residential uses. It is proposed that FAR will now only apply to non-residential uses. 

The Midtown Future Land Use is a new Future Land Use Category proposed in Future Land Use Policy 

1.8 with a maximum base density (not including bonus allocations) of 70 dwelling units per acre and a 

maximum non-residential FAR of 8. The Future Land Use Map is proposed to be amended to depict the 

Midtown Future Land designated areas. Currently, this area has Future Land Use Category designations 

of Downtown, Traditional Community, and Corridor Commercial.  

Density and intensity limits are no longer included in the Comprehensive Plan for the individual zoning 

districts. The Land Development Regulations will specify the standard density and intensity ranges for 

each zoning district. 

Bonus density will no longer be allocated based on the criteria in existing Future Land Use Action 1.7.7. 

The remaining items in renumbered Policy 1.7.5 will become requirements for all new developments, 

which will be implemented in the Land Development Regulations. 

Bonus density, bonus intensity, and bonus height, will now be allocated according to proposed Future 

Land Use Policy 1.9. A maximum bonus of 30% above the standard density, intensity, and height will be 

allowed in the Downtown District and Midtown South District for properties which are greater than one-

half acre. A maximum bonus of 40% above the standard density, intensity, and height will be allowed in 

the Downtown District and Midtown South District for properties which are one-half acre or less. 

Developments approved for bonus density, intensity, or height will be subject to a bonus incentive 

requirement, the standards and procedures for which shall be outlined in the Land Development 

Regulations. The aggregate maximum number of bonus dwelling units available within the Downtown 

and Midtown Future Land Use designations shall be based on surplus utility capacity which is available in 

the phase of the proposed development according to new Map F. 

A study has been conducted to determine the amount of surplus utility capacity which is currently 

available past build-out at the proposed base densities. With the current utility infrastructure, it 





Attachment II 
 

SFWMD Comments: 
 
Dear Mr. LaRue:  
 
The South Florida Water Management District (District) has completed its review of the 
proposed amendment package from the City of Fort Myers (City). The package includes text 
amendments addressing changes to the density and intensity of use in the Downtown 
Redevelopment District and adds the Midtown land use designation. The proposed changes do 
not appear to adversely impact the water resources within the South Florida Water Management 
District; however, the District offers the following technical guidance regarding Regional Water 
Supply Planning: 
 

• When amendment #18-1ESR has been adopted, the City should update the Water 
Supply Facilities Work Plan to be consistent with the changes in the Comprehensive 
Plan. The update should include the impacts of potential development on the City’s 
water supply. 
 

• The City is required to revise its Water Supply Facilities Work Plan (Work Plan) within 18 
months after approval of the Lower West Coast (LWC) Water Supply Plan Update by the 
District’s Governing Board. The District’s Governing Board approved the LWC Water 
Supply Plan Update on December 11, 2017. Therefore, the City’s Work Plan needs to be 
updated and adopted by June 14, 2019. The Work Plan must cover at least a 10-year 
planning period, include updated water demand projections, identify alternative and 
traditional water supply projects, and describe conservation and reuse activities needed 
to meet the projected future demands. Planning tools are available on the District’s 
website for your use and District Staff are available to provide technical assistance to 
update the Work Plan, including reviewing draft Work Plans prior to formal plan 
amendment submittal. The planning tools are located at this link: 
https://www.sfwmd.gov/our-work/water-supply/work-plans. 

 
The District offers its technical assistance to the City in developing sound, sustainable solutions 
to meet the City’s future water supply needs and to protect the region’s water resources. Please 
forward a copy of the adopted amendments to the District. Please contact me if you need 
assistance or additional information. 
 
Sincerely, 
 
Deb Oblaczynski 
Policy & Planning Analyst 
Water Supply Implementation Unit 
South Florida Water Management District 
3301 Gun Club Road 
West Palm Beach, FL 33406 
(561) 682-2544 or mailto:doblaczy@sfwmd.gov 
 

https://www.sfwmd.gov/our-work/water-supply/work-plans
mailto:doblaczy@sfwmd.gov
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