
 
BOARD OF COUNTY COMMISSIONERS 

 
LOCAL PLANNING AGENCY 

ADMINISTRATION EAST BUILDING 
2201 SECOND STREET, FORT MYERS, FL 33901 

ROOM 118 (FIRST FLOOR) 
MONDAY, MARCH 27, 2017 

8:30 AM 
 

AGENDA 

 
1. Call to Order/Review of Affidavit of Publication/Pledge of Allegiance 

 
2. Public Forum 

 
3. Approval of Minutes – February 27, 2017 

 
4. Lee Plan Amendments 

 
A. CPA2015-00010 –  Apaloosa and Palomino Lane 

Request to redesignate the 137.44 +/- acre subject property from 
Outlying Suburban and Wetlands to Central Urban and Wetlands 
and a text amendment to Table 1(b). 
 

B. CPA2016-00007 – Timber Creek 
Amend the Future Land Use Map to redesignate 628 acres from 
the Density Reduction/Groundwater Resource and Wetlands future 
land use categories to the Sub-Outlying Suburban and Wetlands 
future land use categories. Amend Table 1(b), Year 2030 
Allocations, to accommodate additional residential development for 
the Sub-Outlying Suburban future land use category within the 
Gateway/Airport Planning Community. Amend the following Lee 
Plan maps for internal consistency: Map 1, Pages 2 and 4; Map 4; 
Map 6; Map 7; Map 14; Map 16; Map 17; Map 20; and Map 25. The 
property is located near the intersection of SR 82 and Daniels 
Parkway. 
 

C. CPA2017-00001 – Growth Management 
Amend the Lee Plan to align land use and transportation policies.  
The amendments that deal with land use will: clarify existing 
requirements; reorganize the goals, objectives, and policies to 
group topics such as development standards, growth management, 
and mixed use; and provide for alternative development regulations 
that allow for urban forms of development within the Mixed Use 
Overlay.  The amendments that address transportation will: reduce 
redundancies, align with state statutes, recognize a multi-modal 
transportation network; and allow for different roadway cross-
sections based on location.  The proposed amendments will not 



change allowable densities and intensities within Lee County.  Lee 

Plan Goals to be amended include Goals 2, 4, 6, 9, 10,  11, 16, 18, 20, 21, 

27, 28, 30, 32, 33, 36, 37, 38, 39, 40, 41, 43, 44, and 135. 

 
5. Other Business 
6. Adjournment – Next Meeting Date: April 24, 2017 

 
A verbatim record of the proceeding will be necessary to appeal a decision made 
at this hearing. 
 
In accordance with the Americans with Disabilities Act, Lee County will not 
discriminate against qualified individuals with disabilities in its services, 
programs, or activities.  To request an auxiliary aid or service for effective 
communication or a reasonable modification to participate, contact Janet Miller 
(239) 533-8583, Florida Relay Service 711, or jmiller@leegov.com.  
Accommodations will be provided at no cost to the requestor.  Requests should 
be made five days in advance. 
 
The agenda can be accessed at the following link approximately 7 days prior to 
the meeting:  http://www.leegov.com/dcd/events  
 
A direct link to the plan amendment documents:   CPA2015-00010 

        CPA2016-00007 
        CPA2017-00001 
 

mailto:jmiller@leegov.com
http://www.leegov.com/dcd/events
http://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2015-00010%20OR%20CPA2015-10
http://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2016-00007%20OR%20CPA2016-07
http://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2017-00001%20OR%20CPA2017-01
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MINUTES REPORT 

LOCAL PLANNING AGENCY 

FEBRUARY 27, 2017 

 

 MEMBERS PRESENT:     

 Noel Andress (Chair)     Stan Stouder 

 Dennis Church     Justin Thibaut  

 Jim Green (Vice Chair)      

  

 MEMBERS ABSENT: 

 Kristine Smale  

 Gary Tasman 

    

 STAFF PRESENT: 

 Neysa Borkert, Asst. Cty. Atty.    Sharon Jenkins-Owen, Planning Section 

 Alicia Dixon, Port Authority    Anura Karuna-Muni, Natural Resources 

 Brandon Dunn, Planning Section    Dave Loveland, DCD Director 

 Andy Getch, Infrastructure Planning    Janet Miller, Recording Secretary 

 Joshua Gloster, Planning Section    Mikki Rozdolski, Planning Manager 

 Michael Jacob, Deputy County Atty.    Becky Sweigert, Planning Section 

   

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

Mr. Michael Jacob, Assistant County Attorney, certified the affidavit of publication and stated it was 

legally sufficient as to form and content. 

 

Mr. Andress welcomed our newest LPA member aboard, Justin Thibaut, and asked that he provide 

background information on himself. 

 

Agenda Item 2 – Public Forum – None 

 

Agenda Item 3 – Election of Officers 

 

Chair 

 

Mr. Stouder made a motion to nominate Mr. Andress to remain as Chair, seconded by Mr. Church.  The 

motion was called and passed 5-0. 

 

Vice Chair 

 

Mr. Andress made a motion to nominate Mr. Church as Vice Chair, seconded by Mr. Stouder.  The 

motion was called and passed 5-0. 

 

Agenda Item 4 – Approval of Minutes – December 19, 2016 

 

Mr. Church referred to Page 11 of 12 under the DR/GR Mining Study portion of the 12/19/16 

minutes and questioned a sentence that read, “Due to a question by Mr. Cassani, Mr. Andress 

confirmed that they were recommending an independent review of the methodology.”  Mr. Church 

stated that although the LPA listed four items that should be included as part of the study, he did 

not recall the LPA asking for an independent review. 
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Mr. Andress asked the clerk, Ms. Miller, to look into this further and to make a correction if a 

correction is in order. 

 

Mr. Green made a motion to approve the December 19, 2016 LPA meeting minutes with the above 

correction, seconded by Mr. Thibaut.  The motion was called and passed 5-0. 

 

Agenda Item 5 – Lee Plan Amendments 

 

For the audio recordings for today’s meeting, go to the following link. 

 

http://www.leegov.com/dcd/committees/committeesearch 

 

Once the page pulls up, click on the blue hyperlink that says “Local Planning Agency (LPA).” 

 

A. CPA2016-00011 - Centerplace 
 

Mr. Basinait gave a PowerPoint presentation and gave an overview of the project.  He provided the LPA 

with complete traffic reports and studies as well as a Revised Attachment 1 that they were requesting the 

LPA approve. 

 

Mr. Church referred to the “Revised Attachment 1” sheet under Goal 18, Policy 18.1.12 and noted they 

were recommending the removal of language regarding a “rookery island” which would provide wildlife 

habitat.  At the time that this language was proposed, it was thought to be a good idea even though it 

would be near the airport.  Mr. Church asked why it was no longer thought to be a good idea. 

 

Mr. Basinait stated he was not sure it was ever a good idea.  The language was included towards the end 

of the first process.  The addition of this language had something to do with fines relocation.  They were 

going to move fines out on the site and there was going to be more excavation.  At first, it seemed doable.  

However, it was realized that by doing this, birds would be attracted to the island and the Airport staff are 

sensitive to that issue. In discussions with county staff, it was decided was that the rookery island was not 

necessary.  In addition, the rookery island was not a requirement.  It was only “encouraged.” 

 

Mr. Church referred to the University Overlay.  He thought the applicant mentioned that there were 

supposed to be certain design guidelines for signage, etc., that was never created.   

 

Mr. Basinait read into the record a phrase under Policy 18.2.3 regarding the University Window Overlay 

that says, “With input from affected property owners, Lee County and the Florida Gulf Coast University 

Board of Trustees will develop mutually agreed upon standards for the University Window addressing 

landscaping, signage, and architectural features visible from the designated roadway segments.”  He 

noted there had been an agreement entered into years ago that was called the “University Window 

Overlay Agreement.”  There were some standards in there for landscaping, utilities, and some other items, 

but without standards for them or an idea of what that should look like.  However, if you drive along Ben 

Hill Griffin Parkway, it is obvious that it has been landscaped well and it has street lights, so there must 

have been an agreement to at least put those things in.  The County must have given some sort of approval 

even if they did not write out specific standards with the exception of meeting landscaping, which is 

already going to be installed along Alico Road through the Alico Road Agreement Program. 

 

Mr. Church asked if the County had some obligation to either take that language out or create those 

standards. 

 

http://www.leegov.com/dcd/committees/committeesearch
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Mr. Basinait stated that would be up to the County. 

 

Mr. Andress stated that one of the concerns that was brought forward when this was approved originally 

was the residents of Miromar Lakes were concerned about their view across the lake remaining pristine.  

He asked if any of these changes would change the view from their side of the lake. 

 

Mr. Basinait stated that when development occurs, views change.  There are not too many ways to stop 

that, however, he showed the LPA areas that would remain preserve areas.  He also stated they would 

“flip flop” the plan so that the residential would be along the lakefront (all single family residential).  In 

the northeast corner is where they will locate the commercial area.  This means the commercial is away 

from the Miromar residents.  Putting residential along the lakefront is compatible with what is currently 

on the site. 

 

Mr. Andress referred to a 40 acre tract that was going to be given to FGCU.  He asked if that 40 acre site 

had been identified yet. 

 

Mr. Basinait stated the 40 acre tract had been identified and has already been dedicated to FGCU.  He 

showed the LPA where it was located. 

 

Mr. Andress stated that one thing expressed by the University during the approval process was the 

connectivity issue.  He asked if it had been worked out on where the University tract would be connected 

to this project and how this project would connect the University to the new proposed Paradise Parkway 

951. 

 

Mr. Basinait stated that had been worked out and that they were currently going through the Development 

Order process for that road.  He noted it would be constructed fairly quickly.  He noted that one of the 

requirements even in the new plan is that before they can get a Development Order for vertical 

development on this site, they have to obtain a Development Order for that road. 

 

Mr. Andress asked if the widening of Alico Road would correspond with this project in terms of the extra 

traffic on the road.   

 

Mr. Basinait stated it would correspond with this project and that traffic statements have indicated that 

there are no significant adverse impacts on the road system caused by this project.  He noted they had 

coordinated with the county on access points in terms of the turning movements, the traffic lights that are 

needed, etc.  It has all been coordinated with the county so that we will not end up with a road that does 

not match up with the project. 

 

Mr. Andress stated it was his understanding that this project would be bringing a sewer line to the site. 

 

Mr. Basinait stated there was an agreement with the county that the applicants for this project have agreed 

to participate in for water and sewer improvements to that area. 

 

Mr. Andress asked if there was capacity.  He noted it was his understanding that a Wastewater Study is 

being conducted in terms of determining capacity for all the new projects that are planned out in that area.  

He asked if this project would be included in that study. 

 

Mr. Basinati stated it was his understanding that there is capacity. 

 

There were no further questions of the applicant, so their presentation concluded. 
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Ms. Sweigert provided her overview along with a PowerPoint presentation. 

 

Mr. Green asked staff about the Revised Attachment 1. 

 

Ms. Sweigert stated she was in agreement with Mr. Basinait on the changes he proposed in the Revised 

Attachment 1 document dated February 24, 2017. 

 

Mr. Green asked about the other information provided to the LPA by the applicant regarding traffic. 

 

Ms. Sweigert stated the other documents were changes in the transportation.  This is additional 

information for the LPA.  She noted staff was in agreement with those changes as well. 

 

Mr. Church referred to the approved design of the Compact Communities.  It was very forward thinking 

because it had mixed use as well as the whole traditional neighborhood development walkability 

component.  Although the market is probably not accepting of that today, in the past staff pushed that 

kind of planning.  He asked if staff no longer thought it was a good idea. 

 

Ms. Rozdolski stated that staff has learned over the years while trying to apply the CCPD that it is not a 

feasible planned development process without a multitude of deviations.  However, with this project, we 

will still be able to get a similar type of walkable mixed use community by utilizing our existing Mixed 

Use Planned Development zoning category that the applicant is proceeding with through their rezoning 

process.  The CCPD was a burdensome process that was also recognized by the Board of County 

Commissioners. 

 

Mr. Andress opened this item for public comment.  No members of the public came forward; therefore, 

the public comment segment was closed. 

 

Mr. Green made a motion to recommend to the BOCC that the Lee Plan be amended as presented 

in the document entitled “Revised Attachment 1” dated February 24, 2017, seconded by Mr. 

Church.  The motion was called and passed 5-0. 

 

B. CPA2014-00008 – Overriding Public Necessity Definition 
 

This is a County-Initiated amendment.  Ms. Jenkins-Owen provided a PowerPoint presentation and gave 

an overview of the proposal. She reviewed the reasons for staff’s recommendation to have this definition 

removed. 

 

Mr. Andress referred to the slides that showed Objectives 2.1 and 2.2 and referred to a comment by staff 

that the communities have protections by having these objectives in the Plan.  Although these objectives 

are in the plan, we are receiving several applications for projects on Corkscrew Road which is in a non-

urban area.  The citizens are not protected if the policies are being ignored.  He noted that the wastewater 

plant does not have capacity and the Corkscrew Road plant has not been completed.  All of these 

developments claim they will restore wetlands, flowways, endangered species, and trails when they have 

no connectivity on either side of Corkscrew Road.  If the County wants to have community plans, then 

there should be protections for them.  Otherwise, there is no point in having them.  If the plan is kept as is, 

then the LPA’s role is to review a proposal to see if it meets the goals and objectives of the Lee Plan.  Mr. 

Andress stated that if this definition is removed from the Plan, he does not see how the people are being 

protected. 
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Mr. Green felt River Hall was a great example.  The community had a promise and that promise was 

broken.  It gave the citizens leverage to go to court where they prevailed.  He felt this was a great reason 

to keep the definition in the Lee Plan. 

 

Mr. Church stated a definition for Overriding Public Necessity was discussed about two years ago.  He 

asked if staff had recently solicited input from the community groups. 

 

Ms. Jenkins-Owen stated they had not done this recently because they were provided with a letter from 

the community indicating they had a consensus on the definition. 

 

Mr. Church felt the community put a lot of effort into their community plans and deserve to be consulted 

before removing this definition.  He was in support of removing the definition due to an opinion provided 

by Mr. Jacobs on the potential legal challenges for the County by having an “un-definable” definition.  

However, he felt more outreach is needed before removing it. 

 

Mr. Green also noted that the County has been asking the communities, which are not legal based, to 

come up with a definition.  However, the County has rejected suggestions by the community stating that 

their suggestions will not work.  If that is the case, then he felt the County should help them write 

something that will work. 

 

Mr. Andress was in agreement with comments made by Mr. Church and Mr. Green.  Staff should work 

with the community groups to write language that can be approved.  He did not agree with handling this 

situation by removing the definition from the Lee Plan. 

 

Ms. Rozdolski stated that staff did have outreach efforts with the communities in the past, but they could 

not come up with a common definition that had standards to be applied across the board for all four 

communities.  No matter how many conversations staff has had with the communities, it comes down to 

what are the standards of applying that Overriding Public Necessity definition.  She referred to a slide that 

Ms. Jenkins-Owen displayed outlining other requirements, objectives, and policies that apply to each 

plan.  These provisions protect the character the community is trying to achieve. 

 

Mr. Andress reiterated that he did not feel these other objectives and goals give the communities the 

protection they need.  He felt staff should attempt to work with the communities again to craft language 

that will work and protect the County at the same time.  It will require “give and take” on both sides. 

 

Mr. Stouder referred to Mr. Andress’ comment about applications being submitted for developments 

along the Corkscrew Corridor.  He believed that example was not applicable because there is no planning 

community for that area.  Each of the four planning communities have been very expressive as to their 

terms and conditions.  He did not believe it was anyone’s intent to mute the voice of the citizenry, nor did 

he feel that would be done by removing this definition.  He asked for input from the County Attorney’s 

office about finding a way to have an objective and definable criteria, so that the County is protected from 

lawsuits.  He also noted that even if this definition is removed, it does not preclude the citizens from 

going before the Board of County Commissioners to express their wishes.   

 

Mr. Jacob stated that besides coming up with definable criteria, there is the issue of due process that 

cannot be addressed through a Lee Plan amendment.  From the standpoint of how you go about providing 

evidence to demonstrate compliance of overriding public necessity cannot be done in these types of 

proceedings.  Quasi-judicial proceedings go through the hearing examiner process, which is provided for 

through the Land Development Code.  The criteria issue is difficult because he did not know of any 

scenario where the criteria for Alva would be the same for Bayshore, Buckingham, and other areas.   
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Therefore, it comes down to how you come up with the criteria and the ultimate procedure for meeting the 

criteria, which would not include coming through the Lee Plan.  He also noted that staff indicated there is 

sufficient language in the plans to protect them.  It is staff’s belief that we do not need the Overriding 

Public Necessity definition to protect the rural character of the communities.  He also referred to the 

comments about development along the Corkscrew Corridor.  Mr. Jacob stated there was an overlay 

adopted by the Board of County Commissioners that provides for a mechanism to allow growth out there 

and it is not connected to what is being discussed today. 

 

Mr. Stouder asked if removing this definition would mute the public or dwarf their abilities to control or 

guide the nature and preserve the character that they wish to see in their overlay. 

 

Mr. Jacob stated they would not be prevented from doing that.  Besides character and consistency, there is 

also compatibility which is addressed through the Land Development Code.  The Overriding Public 

Necessity definition precludes a property owner from obtaining a plan amendment.  It does not get into 

the heart of whether that application is consistent with the rural character or if it is compatible.  A 

community will not be invaded by developers because the Overriding Public Necessity definition is not in 

the Lee Plan because there are other hurdles a developer must go through. 

 

Mr. Andress opened this item for public comment.  Public input was received from: Jim Giedeman 

(opposed), Connie Dennis (opposed), Julianne Thomas (opposed), Rosalie Prestarri (opposed), Gloria 

Moff (opposed), Janet Jones (opposed), Ruby Daniels (opposed), Steven Brodkin (opposed), and Max 

Forgey (opposed).  Ms. Daniels read into the record comments from Georgie Lundquist (opposed).  No 

other members of the public wished to comment, so the  public comment segment was closed. 

 

Mr. Green felt all the public speakers made excellent points.  He referred to the comment by Mr. Brodkin 

that we are not just taking this definition away.  Although it is called “definition,” it is actually 

“abolition.”  Staff has not gone through a process to work with the communities to come up with language 

that would work.  He referred to a second comment by Max Forgey that we do not need a definition for 

Overriding Public Necessity because it is obvious.  He was not in favor of transmitting this 

recommendation.  He felt the LPA should direct staff to work with the communities in order to come up 

with language that everyone could live with. 

 

Mr. Green made a motion to recommend non-transmittal of this amendment and send it back to staff to 

work with the communities to see what can be done to come up with something that everyone can live 

with, seconded by Mr. Andress.   

 

Mr. Church asked if there was a current case, such as Babcock, that would be impacted by this decision to 

where it would need to be resolved quickly.   

 

Staff indicated this would not impact any current projects. 

 

Mr. Stouder stated he was humbled by the public’s impassioned pleas and was empathetic.  He did not 

wish to lower the volume on their ability to ensure the destiny of their communities.  However, based 

upon the information that has been presented to the LPA by staff, he did not see how the removal of this 

definition would mute the public’s voice.  For this reason, he would not be voting in favor of the motion, 

but he appreciated everyone’s input. 

 

Mr. Thibaut felt the intent of the Overriding Public Necessity Definition has been widely misunderstood 

and he felt the same way about the intent of removing the definition.  After further review, he felt there 

were more than adequate measures to allow public input and public opposition that are more adequate 
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than ambiguous language such as this definition.  For these reasons, Mr. Thibaut noted he would not be in 

support of the motion on the table. 

 

Mr. Andress stated that from what was heard today there need to be further discussion with the 

communities.  The LPA had previously asked the County Attorney’s office to draft a definition.  They did 

not ask him to get the communities to define it.  If there would be continuing liability with this definition, 

then the County Attorney’s office should take the initiative to meet with the communities to craft 

something that would be acceptable.  He believed this compromise could be reached, which is why he is 

in support of the motion. 

 

The motion was called and failed 2-3.  Mr. Green and Mr. Andress were in favor. Mr. Stouder, Mr. 

Thibaut, and Mr. Church were opposed.   

 

Mr. Stouder made a motion that CPA2014-00008 Overriding Public Necessity Definition be transmitted 

as requested, seconded by Mr. Church.  The motion was called and passed 3-2.  Mr. Stouder, Mr. Thibaut, 

and Mr. Church were in favor.  Mr. Green and Mr. Andress were opposed. 

 

Before going to the next item, Mr. Andress announced to the public that if anyone wanted to receive 

future information on any of today’s cases, there was a clipboard with a sign-in sheet by the clerk.  If they 

sign the sign-in sheet, they will be added to an electronic mailing list. 

 

The LPA took a 10 minute recess at 9:55 a.m. and reconvened at 10:05 a.m. 

 

C. CPA2016-00006 – Troyer Brothers Map 14 Amendment and CPA2016-00010 Troyer 

Brothers Conservation Lands 
 

After discussion with the Board, it was decided that both Items C and D would be discussed together; 

however, a separate vote would be needed for each item. 

 

An introductory of this item was presented by Ms. Susan Stephens (Hopping Green & Sams, PA).  

Afterwards, a PowerPoint presentation was provided by the applicant’s representatives as follows: 

 

Ms. Tina Ekblad (Morris-Depew Associates, Inc.):  She described the amendments in more detail and 

summarized the project.  She also described the surrounding land uses and discussed how this property 

fits into those land uses and how this site is uniquely situated from the Map 14 expansion. 

 

Mr. Paul Owen, Ecologist (W. Dexter Bender & Associates):  He described the existing disturbed 

condition of the property (similar to the adjacent disturbed condition of the Map 14 property).  He 

explained how with the planned restoration enhancement and preservation that are planned as part of the 

MEPD, along with the companion conservation lands amendment, this will end up being beneficial 

overall to the adjacent conservation lands.  It will create a corridor that will not cross Corkscrew Road, 

but will go from west to east on the south and along the north when it is reclaimed as will be proposed in 

the pending zoning application. 

 

Mr. Robert Maliva, Hydro Geologist (Parsons Brinkerhoff):  He reviewed the current hydrological 

conditions of the site with manipulated water conditions and the surface water flow disrupted.  He 

explained that the hydrological modeling that has been completed for this site will be expected to 

maintain in the wet season and restore in the dry season some of the over drained condition in that area 

and how the reclamation condition can be expected to restore a severed flowway across the site. 
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Mr. Ted Treesh, Traffic Expert (TR Transportation Consultants, Inc.):  He confirmed there are adequate 

transportation facilities existing or planned in the area that will support the proposed mine use for 

limerock mining. 

 

Mr. Dave Depew (Morris-Depew Associates, Inc.):  He explained the data and analysis supporting the 

need to amend Map 14 to add acreages to lime rock mining.  He showed how this land is suitable to meet 

that need and reviewed the consistency of the project with the Lee Plan in greater detail and the data and 

analysis supporting that. 

 

Mr. Church noted staff has concluded that this has not proven that there are no negative hydrological 

impacts.  Staff is advising that this wait for the MEPD and after it goes up to Tallahassee.  By then, the 

study will be complete. 

 

Ms. Stephens reviewed the multiple groundwater analysis done for the project that took place during the 

sufficiency request.  She noted that staff wanted to see the integrated surface and groundwater modeling 

done.  As a result, this report has been completed and the preliminary results have been provided to staff.  

However, Natural Resources staff has not had the opportunity to review the entire report and all the 

underlying data because the MEPD is still in process. 

 

Mr. Andress noted that several years ago, the LPA reviewed the Wellfield Protection Ordinance for that 

particular area.  It was noted at that time that mining activity does disrupt the surface water flow and the 

surficial aquifer.  Also, the lakes affected the drawdown levels on the county’s wells.  However, he 

believed he heard as part of the presentation today that the tentative modeling did not show these 

discrepancies. 

 

Ms. Stephens referred the LPA to the staff report which shows the locations of the wellfields.  This 

project will be outside of the cone of influence for those wellfields (Figure 3). 

 

Mr. Church asked if there was any major or overriding goal in the Lee Plan that attempts to minimize 

negative impact on property rights because there is a history for the DRGR area.  First, you were allowed 

to develop on it.  This changed to where you could only develop 1 unit per 5 acres or you could mine or 

have an AG use.  Now, with Map 14 being amended several years ago, it took the mining use away from 

many property owners.  Is there a policy that says we should not further erode private property rights? 

 

Ms. Stephens stated she believed that in part of the Southeast Lee Planning Community (which is the 

DRGR), mining has always been recognized as an appropriate use under the right conditions.  It has 

always been recognized that this area is where the limerock resources occur.  This is why it is an 

appropriate use in that area because that is where they occur.  Because of the Goal 33 amendments, there 

is a higher hurdle if someone has limerock resources on their property and they want to use it for a 

limerock mining purpose, but it is not a prohibition. Ms. Stephens felt that for this particular amendment, 

they met the requirements of those 2010 amendments.  She stated there is a local and regional need for 

these materials.  Regardless of which report is used (Dover Kohl or Waldrop), it has been demonstrated 

that this is an appropriate place to exercise the right to utilize the resources that are underneath the Troyer 

Brothers property. 

 

Mr. Church asked what the elevation was at the north and south end of the proposed mine.  He also asked 

what the gradient was from one end to the other over the 2 ½ miles. 

 

Dr. Maliva stated he did not have that data readily available, but that it was included in the modeling.  The 

results were post mining. 
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Mr. Church asked what would happen during the 15-20 years of pumping. 

 

Dr. Maliva stated it was an intermediate affect.  They did a modeling report that analyzed it at the halfway 

point. 

 

Mr. Church asked if it would bring the water table up 2/10 or 7/10 of a foot in the dry season. 

 

Dr. Maliva stated that was correct. 

 

Mr. Church referred to a comment by Dr. Maliva that a lake helps restore/recharge the groundwater.  He 

asked how an open lake is different for recharge then the groundwater that is there.  Since it is going to be 

rained on, it goes down and you get the evapotranspiration affect of the big lake.  When you dig the lake, 

water is going to fill those voids where that soil is and it will come from adjacent groundwater. 

 

Dr. Maliva stated that the major affect of lakes on water levels is due to what we call the “emerges 

porosity.”  With an adjacent aquifer, most of the volume is occupied by the rock itself.  With a lake, it is 

100% water, so if you have 1 inch of evaporation within a lake, the water levels drop by 1 inch.  In the 

aquifer it will drop by 5-10 inches, so the lakes are going to have higher water levels in the dry season and 

water is going to flow from the lakes into the aquifer because of the difference in water levels.  He 

explained it in further detail due to other general questions. 

 

Mr. Church asked if the pits were partitioned in the actual mining plan.  In other words, is there a 

hydrological barrier that will separate one basin from the next? 

 

Dr. Maliva stated they were looking at a one cell mine.  As requested by county staff, he did a simulation 

where they divided into two.  The difference in water level elevations on each side was about a 10
th

 of a 

foot so it is a very minor affect largely because the water table is already flat.  They were asked to 

investigate the benefits of a cell mining strategy versus a single cell.  This was included in the modeling 

and those results have been provided to staff as well as the model files. 

 

Mr. Andress stated the porosity of the surrounding material is going to determine how much of the water 

in the lake is disbursed out into the surficial aquifer. 

 

Dr. Maliva stated that during the dry season, an inch of evapotranspiration in the aquifer causes water 

levels to drop a lot more than that 1 inch in the lake.  Even if you account for the fact that a lake may have 

a little bit greater evaporation rate, the storage affect is much greater.  This has been modeled in four 

different ways.  They all give the same results that during the dry season lakes act to maintain higher 

water levels and during the wet season everything floods, so it does not make much difference. 

 

Mr. Andress asked how deep the mine would be. 

 

Dr. Maliva stated it would be a maximum of 110 feet. 

 

Mr. Andress referred to the confining layer of gray clay.  He asked if the mining would go beyond the 

confining layer. 

 

Dr. Maliva stated it was a combination of two factors.  They will not go into the clay because that is the 

ultimate constraint.  From a practical perspective, if you are processing rock, you do not want a bunch of 

clay in the wash plant.  The other constraint is how deep you can economically mine. 
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Mr. Andress asked if they had determined the size of the deposit with core drilling throughout the 

proposed mining activity area. 

 

Dr. Maliva stated they had determined the size.  This was done as part of the hydrogeology report.  In the 

report, it has a contour map showing the mining depths. 

 

Mr. Andress expressed concerns over the sandstone aquifer in that area. 

 

Dr. Maliva stated they would not be anywhere near the sandstone aquifer. 

 

Mr. Andress stated the configuration of the sandstone aquifer determines the configuration of the 

limestone deposit which this operation will be mining. 

 

Dr. Maliva stated that was considered as part of the hydrogeology report. 

 

Mr. Thibaut referred to the application where it mentions that there is a potential to restore the northern 

flowway, which is near the entrance on SR82.  How that will be conditioned is deferred to zoning.  He 

asked for further explanation on how that floway can be restored to benefit the Flint Pen sub-basin. 

 

Mr. Owen stated there is a basin line that separates three different basins right at this spot.  It is all 

basically from northeast to southwest through the site.  Regarding restoration, the access road that goes 

north/south that is acting as a berm is going to be removed.  This will happen before mining, so right 

away there will be some immediate benefits to the surrounding wetlands.  This will be the same case for 

any berms on the other side that connect the preservation areas to the offsite.  They will be removed 

immediately, benefiting any offsite wetlands.  With reclamation, after the mine is all done, all of the 

berms and ditches will be removed so that the flowway will flow across the site helping to restore this 

regional flowway north to south. 

 

Mr. Church asked what would happen to the plant material that is accustomed to being pumped into for 

30 years. 

 

Mr. Owen noted that much of the wetland material/vegetation is exotic, such as melaleuca and pepper, 

which is accustomed to higher changes in hydrology, there is also willow, which survives in dryer 

conditions. 

 

Mr. Church referred to the existing permit for this mine with DEP.  He asked what hydro biological 

indicators were used, i.e. the old historic ones or the pumped? 

 

Mr. Owen stated he was not certain because he was not part of the permit process.  He would have used 

surrounding properties and looked at the onsite together. 

 

Mr. Church asked if the telemetry points were taken at day or night.  He also asked what year they were 

taken. 

 

Mr. Owen stated they are taken in the day time since panthers move at night.  The data is from June 2016.  

Most of the data is relatively recent. 

 

Mr. Church asked if the panthers run across those fields. 
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Mr. Owen stated that even if they do run across those fields, they do not use it as much as they would a 

natural habitat.  These are not small ditches and berms.  The berms are large at 4-6 feet tall and several 

feet wide.  The ditches are 8 feet deep and sometimes 20 feet wide.  They do run across there and all 

animals can swim, but it is not preferable. 

 

Mr. Andress asked how far this project is from the Gunnery/Daniels Road intersection. 

 

Mr. Owen stated it was about 7 miles. 

 

Mr. Andress asked if they had talked to DOT about a traffic signal for getting the trucks on and off the 

highway. 

 

Mr. Treesh stated that discussion will occur once the operation gets going, but they would have to meet 

the demands.  There is a high criteria for warranting traffic signals.  Mr. Treesh was not certain this 

project would generate enough peak hour traffic to generate that demand for a traffic signal, but it is a 

possibility. 

 

Mr. Andress asked if there would be a median cut placed at the entry. 

 

Mr. Treesh stated there would be a full median with a left and right turn lane.  Troyer is paying for the 

right turn lane and FDOT is paying for the left turn lane. 

 

Mr. Andress believed most of the trucks to this site would be headed west.  He was recently in this area 

and was amazed at the heavy traffic going west. 

 

Mr. Treesh stated that once the 4 lane was complete, the traffic would spread out. 

 

Mr. Andress asked how many trucks a day at peak operation were anticipated to be on and off that 

highway.  He also asked how many hours a day the mine would be operational. 

 

Mr. Treesh stated that a good indicator were surveys that Lee County prepared for the existing mines.  

The data was collected in 2004 and 2005; however, at that time all the mines they surveyed were active 

and busy.  The actual trip generation was based on the maximum amount of material that this project is 

projected to haul out over a year.  That figure is broken down based on the average material that a truck 

can haul.  The activities of the mine typically pick up between 5:00 a.m. and 6:00 a.m. By 4:00 p.m. and 

5:00 p.m., most mines are generating very little traffic.  The main truck traffic is generated in the 

morning.  The daily trips are 1,900. 

 

Mr. Church asked if they had calculated the total impact fees that are generated, but Mr. Treesh did not 

have that information. 

 

Mr. Church asked if the distance of the study was the usual 3 mile distance. 

 

Mr. Treesh stated they went beyond that.  The distance goes all the way to Colonial Boulevard, which is 

another 5 miles. 

 

Mr. Church asked if Mine #2 was included in the original Dover Kohl map study. 

 

Mr. Treesh stated it was not included. 

 

Mr. Church asked if the total demand for limerock was based on use in Lee County. 
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Mr. Treesh stated it was not based on use in Lee County.  He reviewed how the calculations were done 

with their Dover Kohl study; however, he was not comfortable explaining the projections from the 

Waldrop study since that was not handled by his group. 

 

The LPA had no further questions of the applicant, so Mr. Dunn reviewed staff’s PowerPoint 

presentation. 

 

The LPA had no questions of staff. 

 

Mr. Andress opened this item for public comment.   Public input was received from:  Don Eslick 

(opposed), Salvatore DiPiazza (opposed), Arvo Ralte (opposed), Darell Mounts (opposed), Randy 

Ashmore (opposed), Michael Imbro (opposed), Sean McCabe (opposed), William Lytell (opposed), Bob 

Reige (opposed), Randy Johnson (opposed), Matt Uhle (opposed), Joe Miceli (opposed), Peter Cangialosi 

(opposed), Janice Hill, Kevin Hill (opposed).  No other members of the public wished to comment, so the 

public comment segment was closed. 

 

Mr. Green felt this was the wrong project at the wrong place. 

 

Mr. Stouder noted that the hours of operation would be part of the Planned Development rather than the 

Comprehensive Plan.  He asked if there were any provisions for residual damage to adjoining or 

proximity households. 

 

Mr. Jacob stated that from the blasting standpoint, there is statute regulations involved.  The applicant will 

be required to do off-site monitoring and to have a blasting plan that demonstrates the average peak 

velocity of particles.  There is a detailed process they will have to go through as part of the blasting plan. 

 

Mr. Stouder suggested the County have some provision of a before and after of existing structures within 

a certain radius.  The applicant should feel compelled to pay for that, not only the investigation, but any 

proven damage thereafter. 

 

Mr. Depew stated that the Statute requires and the County’s practice in the past as part of their conditions 

is to require a pre-blast survey of all the houses within a certain stretch that surround the mine.  It is to 

include pictures and a book of every one of the structures.  If there are any complaints, those complaints 

get registered.  The mine is liable for anything that is determined to be a result of the blasting on the 

mining property. 

 

Mr. Stouder referred to an earlier comment that there is no obligation and that mitigation has to be on-site, 

but that it can be off-site as well. 

 

Mr. Depew stated there is no obligation at the moment, but he was certain there would be as part of the 

MEPD request as well as the mitigation that was discussed as part of the application.  There is a 

commitment for all of that.  There may be additional requirements that are imposed as part of the MEPD.  

What was discussed today was all on-site. 

 

Mr. Stouder asked if there was any stipulation as to the maximum depth being 110 feet. 

 

Mr. Depew stated that would be 110 feet of the confining layer.  He noted that no one penetrates the 

confining layer.  It is a greenesh kind of clay that wrecks the aggregate.  In any mine he has been involved 

with there has been a strong commitment not to penetrate that and the project being presented today is no 

different. 
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Mr. Stouder stated there was reference made that there is 55 million cubic yards in Collier, but that the 

aggregate in Collier has an insufficient hardness to meet DOT specs.  He asked what data they relied on 

when they made that statement. 

 

Mr. Depew stated it was based on additional information about some of those mines and some of the 

mining operations that are independent of what were reported in the Waldrop study.  Because of the work 

he does with mining and mining activities, along with work he has done with FDOT, he can say that a lot 

of the rock in Collier is not of the same level of quality that is coming out of Lee County. 

 

Mr. Church asked what the absolute firm mechanism was that says Corkscrew Road will never be 

accessed by trucks.  He asked if it was a simple zoning condition that can be overturned by a majority of 

the Board of County Commissioners. 

 

Mr. Depew stated they made it stronger than that.  First, they have conservation easements on the 

southerly portion south of the excavation area.  Secondly, that area of property is not in any of the 

requests and has been left out of any of the applications. 

 

Mr. Church noted that if you own property, you do not need a Comprehensive Plan Amendment to drive 

trucks outside your front door. 

 

Mr. Depew stated you need it to engage in activities that are normally associated with Map 14. 

 

Mr. Church asked about an irrevocable conservation easement. 

 

Mr. Jacob stated that would be part of the MEPD process.  He felt it likely that staff would propose 

conditions that precludes the activities connected to Corkscrew Road.  In addition to that, there is the 

conservation easement and, as mentioned by Mr. Depew, the land is not part of Map 14. 

 

Mr. Church asked if these provisions could be overturned by a future board, except for the conservation 

easement. 

 

Mr. Jacob stated everything could be overturned, even the conservation easement. 

 

Mr. Andress asked if this area was included when areas were designated within the DRGR as a future 

mining area. 

 

Ms. Rozdolski stated it was not part of Map 14, which is why the applicant is requesting this today. 

 

Mr. Loveland stated that mining is one of the allowable uses within the DRGR under certain conditions.  

This property is not on Map 14 currently, but the applicant is requesting that their property be included. 

 

Mr. Andress stated he was in agreement with Mr. Uhle’s recommendation that approving a mining 

activity on this site is not in compliance with Goal 9 or Objective 5.1.5.  For these reasons, he would not 

be in support of transmitting this item. 

 

CPA2016-00006 Troyer Brothers Map 14 Amendment 

 

Mr. Green made a motion to recommend that the BOCC not transmit CPA2016-00006 Troyer 

Brothers Map 14 Amendment, seconded by Mr. Andress.  The motion was called and passed 3-2.  
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Mr. Green, Mr. Andress, and Mr. Church were in favor.  Mr. Stouder and Mr. Thibaut were 

opposed. 

 

CPA2016-00010 Troyer Brothers Conservation Lands 

 

Mr. Green made a motion to recommend that the BOCC transmit CPA2016-00010 Conservation 

Lands, seconded by Mr. Stouder.  The motion was called and passed 4-1.  Mr. Stouder, Mr. 

Andress, Mr. Thibaut, and Mr. Green were in favor.  Mr. Church was opposed. 

 

Agenda Item 6 – Other Business 

 

A. Sunniland/Nine Mile Run Drainage Improvement Project 

 

Ms. Rozdolski stated that information for both Items A. and B. were provided in the back-up material.  

This first item is the consideration of a letter to be signed by the LPA Chairman in finding that this 

request on behalf of Natural Resources to use property owned by the State is in compliance and is 

consistent with the Lee Plan.  Staff needs a motion to authorize the Chairman to sign a letter. 

 

Mr. Church made a motion to authorize the LPA Chairman to sign a letter for staff, seconded by 

Mr. Green.  The motion was called and passed 5-0. 

 

B. Administrative Code 13-2 (Procedures for Appeal of LPA Decisions) 

 

Ms. Rozdolski stated that in going through our old Administrative Codes, there is one code 

(Administrative Code 13-2) that deals with procedures for appealing the LPA decisions.  The LPA is an 

advisory board to the Board of County Commissioners that provides recommendations.  The LPA does 

not have decision making power because that was transferred to the Hearing Examiner when the Hearing 

Examiner process was established.  This is a housekeeping item to have Administrative Code 13-2 deleted 

from the Administrative Codes. 

 

Mr. Green made a motion that the LPA has no objection to the removal of Administrative Code 13-

2, seconded by Mr. Thibaut.  The motion was called and passed 5-0. 

 

 Time Clock 

 

Mr. Andress requested that staff provide him with a time clock similar to the one used in the Board 

Chambers that gives the public a three minute warning and has three lights on it.  He did not feel the 

system staff is using right now is effective.  His concern was that he wanted to be fair to everyone across 

the board so that they leave the meeting feeling that they were treated fairly. 

 

Staff stated they would look into this. 

 

Agenda Item 7 – Adjournment – Next Meeting Date:  March 27, 2017 

 

The next Local Planning Agency meeting is being held at 8:30 a.m. in the Administration East Building, 

Room 118, First Floor, 2201 Second Street, Fort Myers, FL 33901. 

 

The meeting adjourned at 12:45 p.m. 
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Palomino Lane  
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FLUM Existing 
FLUM Proposed 
Table 1(b) Proposed 
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Service Availability 
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Hearing Dates: 
LPA:  7/28/16 

3/27/17 
 

REQUEST 

Amend Lee Plan Future Land Use Map to designate 59.72+/- acres from the Outlying 
Suburban future land use map category to the General Interchange future land use map 
category.   
 
Amend Table 1(b), Year 2030 Allocations, to accommodate additional residential 
development in the General Interchange future land use category within the Daniels 
Parkway Planning Community.   
 

 
 

RECOMMENDATION 

Staff recommends that the Board of County Commissioners transmit the proposed 

amendment based on the analysis and findings in this staff report. 
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PART 1 

BACKGROUND INFORMATION 
 

Proposed Amendments:   
The subject property is currently designated as Outlying Suburban on the future land use map. The 
amendments would designate the subject property to General Interchange.  Lee Plan Table 1(b) would 
also be modified to accommodate the additional population anticipated from the amendment. 
 
Previous Requests:  
A similar amendment larger in size was presented at the July 28, 2014 Local Planning Agency (LPA) 
hearing by six property owners in an effort to promote multi-family development on their undeveloped 
parcels within and adjacent to the subject area. The request was made in conjunction with a county-
initiated amendment and without a formal application, data or analysis to support the amendment.  
Staff did not support the request based on the compatibility with the existing and surrounding 
residential neighborhood and anticipated traffic impacts.  The LPA recommended a designation that 
would allow a maximum of 10 dwelling units per acre and up to 16 dwelling units per acre with bonus 
density. Since that time, the original county-initiated amendment was closed and no amendments were 
adopted.  
 
At the September 1, 2015 BoCC meeting, the Board directed staff to proceed with a county-initiated 
comprehensive plan amendment for the subject area for their review and consideration. Staff prepared 
the application based on designating the area Central Urban. Upon analysis, Staff recommended the 
request not be transmitted. At the July 25, 2016 LPA public hearing, the motion to transmit failed 2-2.   
 
As a Commissioners’ item at the regular BOCC meeting on August 2, 2016, a motion was made to send 
CPA2015-10 back to the Local Planning Agency for a rehearing with the condition that an odd number of 
LPA Board members be present to vote.  The motion was called and passed 5-0.  The LPA rehearing was 
scheduled for August 22, 2016 and an even number of LPA members were present and as a result, the 
case was not heard. 
 
At the November 15, 2016 BOCC meeting, the Board approved a motion to reduce the amendment area 
to the 59.72± acres located between Apaloosa Lane and Skyport Avenue, south of the Blessed Pope John 
XXIII Catholic Church property and north of Daniels Road, and to change the future land use category 
from Outlying Suburban to General Interchange.  

 
PART 2 

PROPERTY INFORMATION 
  

The subject property is located on the along north side of Daniels Parkway on both sides of Palomino 
Lane and extends to Apaloosa Lane.  The property is west of the Danport Center commercial uses and 
the Renaissance Golf Course residential community. It is located in the Daniels Parkway Planning 
Community and is within the Outlying Suburban Future Land Use Map category. 

 
Daniels Parkway Vision Statement: 
As provided below, the Daniels Parkway Planning Community is one of the primary gateways into Lee 
County and is anticipated to grow through the year 2030. 
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Daniels Parkway: The Daniels Parkway Community is located between I-75 and the Six Mile 
Cypress Slough, south of the City of Fort Myers and north of the Alico Road industrial area. The 
community contains lands designated Rural, Outlying Suburban, and a small area of General 
Interchange. This community is considered one of the primary gateways to Lee County. This 
community has some rural characteristics which will remain in existence through the year 2030. 
Much of the existing vacant land will be developed into low density gated communities. While 
there is a potential to redevelop the large lot home sites north of Daniels Parkway into the 
smaller lots allowed by the Outlying Suburban category, this development pattern is not 
anticipated by 2030. This community will grow through 2030.  
 

Current Future Land Use Category - Outlying Suburban:  
The subject property was originally designated as Rural on the Future Land Use Map in 1984.  It was 
designated to Outlying Suburban as part of an 8,000 acre county-initiated amendment (Case No. 
PAM87-39) stemming from the 1987 Daniels Parkway Corridor Study. This amendment tripled the 
maximum standard density of the property.  
 
Outlying Suburban allows up to three dwelling units per acre and limits commercial to neighborhood 
commercial centers containing no more than 100,000 square feet of commercial retail development on 
each parcel. Industrial uses are not permitted. Policy 1.1.6 is reproduced below: 
 

Policy 1.1.6: The Outlying Suburban areas are characterized by their peripheral location in 
relation to established urban areas. In general, these areas are rural in nature or contain existing 
low-density development. Some, but not all, of the requisite infrastructure needed for higher 
density development is generally planned or in place. It is intended that these areas will develop 
at lower residential densities than other Future Urban Areas. As in the Suburban areas, higher 
densities, commercial development greater than neighborhood centers, and industrial land uses 
are not permitted. The standard density range is from one dwelling unit per acre (1 du/acre) to 
three dwelling units per acre (3 du/acre). Bonus densities are not allowed.  

 
Six Mile Cypress Watershed: 
The subject property is within the Six Mile Cypress Watershed which was adopted by ordinance in 1983.  
A comprehensive watershed study was conducted in February 1990 and regulations were adopted into 
the Land Development Code with the goal “to protect, enhance and preserve the public and private 
resources of the watershed.” It also established standards and objectives to be used in deciding whether 
to grant development. 
 
The County relies on SFWMD requirements that regulate post development discharge rates to ensure 
post-development rates remain at or below pre-development discharge rates. Project specific 
information would be required during the local development order process to allow for a thorough 
analysis of the site’s stormwater management. SFWMD issues water management permits for projects 
with 2 acres of impervious surface or for projects over 10 acres in size. The permit limits the post 
development surface water discharge rate to no more than the pre-development rate. Similarly, Lee 
County reviews stormwater management for projects containing less than 10 acres or 2 acres 
impervious for consistency with LDC Section 10-321(f). 
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Existing Land Use: 
The subject property contains a mix of developed and undeveloped parcels. Commercial retail, and 
office uses are located closest to Daniels Parkway.   Land uses within the subject property include 
108,236 ± SF of commercial retail and offices uses, a 2,904 SF gas station/convenience store with 12 
pumps, 106 room hotel, a single family residence and 26.48 acres of vacant land. 
 
Table 1 provides more specific information about the parcels within the subject property. 
 

TABLE 1 
SUBJECT PROPERTY PARCEL INFORMATION* 

 
Address Acres 

+/- 
Zoning Existing Use 

13301 Apaloosa Ln. 5.0 CS-2 Single Family Residential 

8961-8991 Daniels Center Dr. 4.95 CPD Commercial Office 

8911 Daniels Pkwy 2.12 CPD Commercial 

8955 Daniels Pkwy 2.17 CPD Commercial (Hotel) 

Corner Lot 1.44 AG-2 Buffer, conservation, water retention 

8951 Daniels Pkwy 1.52 CPD Commercial 

13290 Palomino Ln. 10.00 AG-2 Undeveloped 

9001 Daniels Pkwy 2.09 CPD Commercial Office 

13400 Palomino Ln. 2.33 CG Undeveloped 

9011 Daniels Pkwy 1.54 CPD Commercial 

13420 Palomino Ln. 1.08 CG Commercial (convenience / gas station) 

13401 Palomino Ln. 14.15 CPD Government owned, School District 
(total 20.08 acres) 

9150 Kings Crossing Rd. 1.85 CG Commercial retail 

9211 Daniels Pkwy 1.02 CG Restaurant, drive in  
(Total 1.33 acres) 

*Based on Lee County Property Appraiser’s Records  
 

Surrounding Properties: 
The surrounding properties are within the General Interchange, Outlying Suburban and Wetlands future 
land use categories and are zoned Residential Planned Development (RPD), Community Facilities 
Planned Development, Commercial Planned Development (CPD), General Commercial (CG), and 
Agricultural (AG-2).  The Surrounding Density Map and Table 2 on the next page provide detailed 
information on the surrounding properties. 
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TABLE 2 
SURROUNDING PROPERTIES INFORMATION 

 
 Zoning Zoning Approval Future Land Use 

North CFPD Blessed Pope John XXIII Catholic Church including an assisted 
living facility (maximum 68 units)  

Outlying Suburban & 
Wetlands 

Northeast RPD Renaissance South RPD (260 units) Outlying Suburban & 
Wetlands 

Northwest AG-2 Single-family residence Outlying Suburban 

South  
and 
Southwest 

CPD Daniels Pkwy; Gas Station; Powers Court (F/K/A) Daniels Falls 
CPD (100,000 SF & 150 room hotel on 30 acres); Shoppes at 
Fiddlesticks CPD (114,000 SF on 17.4 acres) 

Outlying Suburban & 
Wetlands 

South  
and 
Southeast 

CG Commercial uses (CVS pharmacy, car wash, auto repair, auto 
sales, fast food) 

General Interchange 

East CPD Danport Center CPD (Hampton Inn, offices, gas station); 
Undeveloped property 

General Interchange 

West CPD 
CS-1 
AG-2 

Commercial (28,669 SF, retail, restaurant and office uses); 
Undeveloped property  

Outlying Suburban 
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PART 3 
DISCUSSION AND ANALYSIS 

  
Proposed Future Land Use Category - General Interchange:   
The 1984 future land use map depicted the General Interchange designation extending a half mile north 
of Daniels Parkway and a half mile west of the center point for I-75 and Daniels Parkway.  In 1999 the 
designation was changed to Mixed Use Transitional Interchange for property north of Mall Loop Road.   
The Mixed Use Transitional Interchange designation was changed to Outlying Suburban (CPA2000-03) to 
accommodate the Renaissance residential golf course community in 2002.  
 
Today, the General Interchange area extends a quarter mile north of Daniels Parkway and a half mile 
west from the center point of I-75 at Daniels Parkway.  It is surrounded by property, including the 
subject property, within the Outlying Suburban future land use category.  The Outlying Suburban future 
land use map category allows up to three dwelling units per acre and limits commercial development to 
neighborhood commercial centers. Light industrial uses are not permitted. 
 
The Daniels Parkway corridor has been developing commercially.  The area of the subject property 
adjacent to Daniels Parkway contains many of the uses typical of interchange areas including Starbucks, 
Dunkin Donuts, bagel shop, sit down restaurants, gas stations, and hotels.  Undeveloped lands are 
located north of the existing commercial businesses.  By extending the General Interchange area west, 
the subject property could be developed with additional residential and commercial uses as well as light 
industrial uses.   
 
The General Interchange future land 
use category is described in Lee Plan 
Policy 1.3.2 as follows: 
 
POLICY 1.3.2: The General Interchange 
areas are intended primarily for land 
uses that serve the traveling public: 
service stations, hotel, motel, 
restaurants, and gift shops. But 
because of their location, market 
attractions, and desire for flexibility, 
these interchange uses permit a broad 
range of land uses that include tourist 
commercial, general commercial, light 
industrial/commercial, and multi-family 
dwelling units. The standard density 
range is from eight dwelling units per 
acre (8 du/acre) to fourteen dwelling 
units per acre (14 du/acre). Maximum 
density is twenty-two dwelling units per 
acre (22 du/acre). (Amended by 
Ordinance No. 94-30, 99-18, 16-02) 
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A significant portion of the subject property has already been developed with commercial uses. Vacant 
lands behind the commercial businesses are well suited to develop as multi-family residential. Some 
realtors have indicated that the likelihood of these lands developing industrially is small.  Therefore, the 
development potential analysis is based on adding the maximum of 22 units an acre on the 31.48 acres 
that are vacant or single family. 
 

Table 3 
Development Potential  

 
 

Existing 
Development 

Current 
Outlying Suburban 

FLUM
1
 

Proposed 
General Interchange 

FLUM
1
 

Maximum Residential 
Dwelling units 

1 94 Units 693 Units 

Maximum Commercial 
SF 

108,236 ± SF commercial retail & 
offices; 2,904 SF gas 
station/convenience store with 
12 pumps; and 106 room hotel. 

 

314,800 SF
2
 314,800 SF

2
 

Maximum Industrial SF 0 0 362,020 SF
3
 

1 Based on 31.48 Acres, development would be in addition to existing development 
2 Based on 10,000 SF/acre on 31.48 acres 
3 Based on 11,500 SF/acre on 31.48 acres 

 
Compatibility: 
The General Interchange future land use map designation allows for light industrial land uses that are 
not currently permitted under the Outlying Suburban category. The subject property extends about ¼ 
mile from Daniels Parkway and does not encroach into a residential area. The closest residential is 
located in the Renaissance gated community. The most likely use of the undeveloped portions of the 
subject property will be for multi-family residences that will serve as a buffer between the commercial 
uses along Daniels Parkway and the single family residences to the north. As a result, the request is 
consistent with Lee Plan Policy 5.15 that protects the character of residential communities from 
incompatible uses.   

 
Objectives 2.1 and 2.2 support contiguous and compact growth patterns in urban areas where services 
exist.  The subject property is located on Daniels Parkway within a half mile of the I-75/Daniels 
interchange. As provided in Table 2, the subject property is adjacent to and development in part with 
commercial uses that serve the traveling public. The property has access to water, sewer, solid waste, 
fire, EMS, schools and transit and there is adequate service available to serve the property.  Daniels 
Parkway is a constrained six lane arterial roadway. The Transportation Circulation Analysis shows that 
placing 700 multi-family residences on the subject property does not create any additional 
transportation infrastructure deficiencies. The Analysis indicated that, “The change in land use will not 
cause any roadway link to fall below the acceptable Level of Service standards.”  Therefore, the request 
is consistent with Objectives 2.1, Policy 2.1.1, Objective 2.2 and Policy 2.2.1. It should be noted that 
there are pre-existing deficiencies on Daniels Parkway which are discussed in the Transportation section 
of this document.  
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2030 Lee Plan Planning Communities Map and Table 1(b): 
The subject property is located within the “Daniels Parkway” Planning Community. This amendment 
would increase the buildout population accommodation from 96 units to 700 units which results in an 
increase of 604 dwelling units. At buildout, the estimated population based on 2.2 person per household 
(2010 US Census for the Planning Community) would increase from 211 persons to 1,540. 
 
Table 1(b) is based on the year 2030 population projections and currently allocates 32 acres for 
residential uses in the General Interchange future land use category within the Daniels Parkway Planning 
Community.  To maintain the approved population total, an amendment to Table 1(b) is necessary to 
redistribute the allocations. Table 1 (b) is being amended to increase the General Interchange future 
land use category to 58 residential acres and decrease Outlying Suburban to 1,438 residential areas. See 
Table 1(b) in Attachment 1. The commercial and industrial allo-cations will remain the same. 

 
Transportation:  
A Traffic Circulation Analysis dated February 3, 2017 was prepared by TR Transportation Consultants Inc. 
The Analysis is based on adding a total of 700 multi-family units to the existing commercial 
developments within the subject property.  The total new trips generated by 700 multi-family units are 
provided in Table 4. The trip generation under the current future land use map is provided in Table 5. 

 
Table 4 

Net New Trip Generation 
Proposed 

 
Land Use AM Peak Hour PM Peak Hour Daily 

(2-way) 

 In Out Total In Out Total  

Multi-family 
(700 units) 

69 278 347 262 141 403 4,366 

 
Table 5 

Trip Generation  
Current Outlying Suburban FLUM 

 
Land Use AM Peak Hour PM Peak Hour Daily 

(2-way) 

 In Out Total In Out Total  

Medical Office 40 10 50 21 54 75 644 

Single Family 
88 units 

17 54 71 59 35 94 934 

Total 57 64 121 80 89 169 1,578 

 
 
The analysis shows that developing the subject property under the General Interchange future land use 
will increase the traffic generated.  As proposed, 347 AM and 403 PM peak hour trips and 4,366 daily 
trips would be generated by developing 700 multi-family units on the subject property. Under the 
current future land use designation, development on the subject property would generate 121 AM and 
169 PM peak hour trips and 1,578 daily trips.   
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Planned Improvements:  The 2040 MPO Long Range Transportation Plan, 2016/2017 - 2020/2021 Lee 
County Transportation Capital Improvement Plan, and the 2017-2021 FDOT Adopted Work Program 
provide for the extension of Three Oak Parkway from Alico Road to Daniels Parkway.  
 
The Lee County Capital Improvement Program includes projects on Three Oaks Parkway and Palomino 
Lane. Three Oaks Parkway Extension North from Alico Road to Daniels Parkway is currently in the design 
and right-of-way acquisition phases and is programmed for construction in fiscal year 2019/20. Three 
Oaks Parkway improvements will include adding double left turn lanes at the existing intersection of 
Daniels Parkway with Fiddlesticks Boulevard/Palomino Lane and an additional southbound lane on 
Palomino Lane from Daniels Parkway to north of Kings Crossing/Jobe Road. The Palomino Lane 
Improvements project is under design, with construction funded for turn lanes at key locations and an 8-
foot off-road bicycle and pedestrian path from Daniels Parkway to Penzance Boulevard. 
 
Transportation Analysis Conclusion:  The Analysis concludes that, “The addition of the project trips to 
the network will not cause any roadway links to fail below the recommended minimum acceptable Level 
of Service threshold as recommended in Policy 37.1.1. Several roadway segments in the study area are 
shown to operate at LOS “F” before the project trips are added to the network and therefore considered 
as pre-existing deficiencies not caused by the change in land use. These roadway segments include 
Daniels Parkway from Gateway Boulevard to Six Mile Cypress Parkway and Palomino Lane north of 
Daniels Parkway. All remaining roadways in the study area will operate at or below the minimum 
acceptable Level of Service. 
 
The TR Transportation Consultants Inc. Traffic Circulation Analysis dated February 3, 2017 and the 
LCDOT memorandum dated March 6, 2017 are attached in Attachment 2. 
 
Mass Transit: 
The subject property is located on Lee Tran Route 50. Route 50 travels along Daniels Parkway to the 
Southwest Florida International Airport. Transit stops are located west of Palomino Lane and east of 
Pinto Lane. There are existing shared use paths on the north and south sides of Daniels Parkway and 
along Fiddlesticks Boulevard.  
 
Potable Water/Wastewater: 
The project will consist of 700 multi-family residential units with an estimated flow demand of 140,000 
gallons per day. The subject property is located within the Lee County Utilities Future Service Area as 
depicted on Maps 6 and 7 of the Lee County Comprehensive Plan. Potable water and sanitary sewer 
lines are in operation adjacent, or in the vicinity of, the properties mentioned above. However, in order 
to provide service to the subject parcels, developer funded system enhancements such as line 
extensions may be required.  
 
Wastewater service will be provided by the City of Fort Myers South Wastewater Treatment Plant. The 
Lee County Utilities Design Manual requires the project engineer to perform hydraulic computations to 
determine what impact this project will have on the existing system. 
 
Effluent Reuse: 
There are no reuse facilities available in the vicinity of the subject property. 
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Irrigation: 
This area west of I-75 along the Daniels Road Corridor experiences extremely low water levels in the two 
commonly used aquifers, being the Mid Hawthorn and the Sandstone Aquifers. It is a yearly event 
during the dry months of the year.  

 
FEMA: 
Although these parcels are not in the Special Flood Hazard Area established by FEMA in 2008, it is 
important to note that this area lies beyond the limits of FEMA’s detailed study. Therefore, it is an 
unstudied X Zone. The Flood Insurance Rate Map panel that includes these parcels, which is 
12071C0445F, is not printed and has no base flood elevations. Without this FEMA guidance, we would 
rely on South Florida Water Management analysis and our own county building standards to 
recommend the elevation of new construction. In the case of multi-family construction, particularly 
construction of housing for senior citizens, or in the case of critical facilities, the FEMA regulations would 
require an additional 1 foot to 2 feet of elevation in constructing the first livable floor. 
 
Emergency Medical Services (EMS): 
Lee County Emergency Medical Services is the primary EMS transport agency responsible for coverage of 
the subject property. EMS currently has two EMS stations in the vicinity of this project. These locations 
are projected to be able to meet existing service standards as required by County Ordinance 08-16. 
There is adequate service availability at this time. 
 
Solid Waste: 
The Lee County Solid Waste Division is capable of providing solid waste collection service for up to 700 
multifamily residential units through our franchised hauling contractors. 
 
School Impacts: 
There is adequate elementary seat capacity and the project’s generation of middle and high school 
students could be served by the contiguous Concurrency Service area.  
 

“For multi-family homes, the generation rate is .088 and further broken down by grade level into the 
following, .044 for elementary, .021 for middle and .023 for high. A total of 62 school-aged children 
would be generated and utilized for the purpose of determining sufficient capacity to serve the 
development. The Concurrency Analysis attached, displays the impact of this development. Capacity 
for elementary seats is not an issue within the Concurrency Service Area (CSA). For middle and high 
school, the development adds to the projected deficit for the CSA, however, there are sufficient 
seats available to serve the need within the contiguous Concurrency Service Area.” 

 
Police: 
The request does not affect the ability of the Sheriff’s Office to provide core services.  

 
Fire: 
The South Trail Protection and Rescue Service District is capable of providing fire protection services to 
any future project which results from this amendment. If there is any impact from this amendment, the 
use of fire impact fees generated from the growth will help assure continued capability.
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Environmental Considerations: 
This subject area is a mix of developed and undeveloped properties. Listed species known to inhabit this 
area include the big cypress fox squirrel.  The site is also within the US Fish and Wildlife Service (USFWS) 
distribution area for the Florida bonneted bat.  Management plans will be required as part of the local 
development order process. 

 
Historic Resources: 
The Florida Master Site File list indicates that there are no previously recorded cultural resource sites on 
the subject property.  

 
PART 4 

CONCLUSIONS 
 
For the reasons discussed in this staff report and the conclusions provided below, Staff recommends 
that the Board of County Commissioners transmit the proposed amendments. 
 

 The General Interchange future land use map category would increase the population 
accommodation from 94 units to 700 (rounded from 693) units.  This is a total projected increase of 
606 dwelling units. Based on 2.2 persons per household (2010 U.S Census Planning Community 
population), the build-out population projection would increase from 207 to 1540 persons. 

 

 To maintain the 2030 Lee County adopted population accommodations, Table 1 (b) is being 
amended to increase the General Interchange future land use category to 58 residential acres and to 
decrease Outlying Suburban future land use category to 1,438 residential areas within the Daniel 
Parkway community. 

 

 The subject property extends about ¼ mile north from Daniels Parkway and does not encroach into 
the existing residential area. The current land use pattern provides more intense commercial uses 
along Daniels Parkway with residential uses north of the subject property. The existing commercial 
uses within the subject property are consistent with interchange uses. The proposed multi-family 
use would serve as a transition between the commercial along Daniels Parkway and the single family 
areas to the north.  This supports compact and contiguous growth and is consistent with Objective 
2.1.  

 

 Light Industrial land uses would be permitted under the General Interchange not currently allowed 
under the Outlying Suburban future land use map category.  However the subject property does not 
encroach into existing residential areas. The request is consistent with Lee Plan Policy 5.1.5. 

 

 The property has access to water, sewer, solid waste, fire, EMS, schools and transit and there are 
adequate services available to serve the property which is consistent with Lee Plan Objective 2.2. 

 

 The area has pre-existing transportation infrastructure issues.  Portions of Daniels Parkway will fail 
with or without the proposed increase. Daniels Parkway is a constrained arterial roadway with little 
connectivity west of I-75.  

 



 
Staff Report for    March 17, 2017 
CPA2015-10   Page 11 of 11 

    

 

 The addition of the project trips to the network will not cause any roadway links to fail below the 
recommended minimum acceptable Level of Service threshold as recommended in Policy 37.1.1 in 
the Lee County Comprehensive Plan. 
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Attachment 2: Traffic Analysis 

LCDOT Memorandum (31612017) 

TR Transportation Consultants Inc. Traffic Circulation Analysis (213117) 
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S O U T H W E S T  F L O R I D A  

DEPARTMENT OF 
COMMUNITY DEVELOPMENT 

Memo 

To: Sharon Jenkins Owen, Principal Planner - Planning 

From: Andy Getch, P.E., Section Manager - Infrastructure Planning 

Date: March 6, 201 7 
Subject: Apaloosa (CPA2015-00010) 

LCDCD Infrastructure Planning staff has reviewed the traffic analysis from TR 
Transportation dated February 3,20 17 to accompany CPA20 15-0001 0. The CPA area is 
approximately 5 1.26 acres and located north of Daniels Parkway at Palomino Lane. The 
CPA proposes to change the future land use category from Outlying Suburban to General 
Interchange. Staff agrees with the analysis findings that the CPA does not create any 
additional transportation infrastructure deficiencies. 

The submittal was coordinated with staff and utilized the standard CPA traffic analysis 
methodology. Based on discussions with staff, the application could potentially result in a 
net increase of 700 dwelling units as a result of the increase in maximum allowable 
density. Both land use categories allow similar commercial development. The submitted 
analysis estimated a potential trip end increase of 347 during the A.M. peak hour, 403 
during the P.M. peak hour, and 4,366 daily for 700 multi-family dwelling units. The 
analysis added the estimated trip ends to traffic projections for the years 2022 and 2040. 

Table 2A of the submitted analysis estimates levels of service for the year 2040 based on 
traffic projections from the Lee County Metropolitan Planning Organization (MPO) 
FSUTMS Cost Feasible Plan model. Three Oaks Parkway North extension from north of 
Alico Road to Daniels Parkway is in the MPO Cost Feasible Plan. The analysis indicated 
"The change in land use will not cause any roadway link to fall below the acceptable 
Level of Service standards." 

The 2040 analysis shows acceptable levels of service on all study area roadway segments, 
except Palomino Lane with a LOS "F" from Daniels Parkway to Penzance Boulevard, 
both without and with the CPA. 

The entire length of Daniels Parkway is designated as a controlled access facility by Lee 
County Board of County Commissioners Resolution 89- 10- 1 1, as most recently amended 
in Resolution 08-08-57. A vlc ratio greater than 1.0 is typically considered a LOS "F". 
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However, Daniels Parkway from 1-75 to Metro Parkway is designated as a constrained 
roadway. Lee Plan Policy 95.1.3(7) and Policy 37.2.2 both accept a reduced level of 
service on constrained roadway segments, up to a vehicle-to-capacity ratio (vlc) ratio at 
or below 1.85. Based on data in Table 2A for the year 2040, Daniels Parkway from 1-75 
to Fiddlesticks BoulevardIPalomino Lane is estimated to have a vlc range of 1.10-1.27 
without, and a v/c range of 1.15- 1.3 6 with, the CPA. 

Table 4A of the submitted analysis estimated levels of service in the year 2022 based on 
manual traffic projections. The analysis identified acceptable levels of service on all 
study area roadway segments. Daniels Parkway, from 1-75 to Fiddlesticks 
BoulevardIPalomino Lane, is identified as having a vlc of 1.02 without, and a vlc of 1.06 
with, the CPA. 

Lee Plan Table 2(b) recommends operational improvements to preserve capacity on 
Daniels Parkway. Specifically signal timing progression, fiontage road connections, 
closure of median openings at minor side streets, and access management. Daniels 
Parkway is part of a coordinated traffic signal system. Marketplace Road, Kings Crossing 
Lane, Jobe Road, Sal Rose Lane, Daniels 9300, and Cody Lee Road are frontage roads 
along Daniels Parkway between 1-75 and Pinto Lane. Access management is 
accomplished by designation as a controlled access facility. 

The Lee County Capital Improvement Program includes projects on Three Oaks Parkway 
and Palomino Lane. Three Oaks Parkway Extension North from Alico Road to Daniels 
Parkway is currently in the design and right-of-way acquisition phases and is 
programmed for construction in fiscal year 2019120. Three Oaks Parkway improvements 
will include adding double left turn lanes at the existing intersection of Daniels Parkway 
with Fiddlesticks Boulevard/Palomino Lane and an additional southbound lane on 
Palomino Lane from Daniels Parkway to north of Kings CrossinglJobe Road. The 
Palomino Lane Improvements project is under design, with construction funded for turn 
lanes at key locations and an 8-foot off-road bicycle and pedestrian path from Daniels 
Parkway to Penzance Boulevard. 

Adjacent to the 51 acre area of the CPA, Daniels Parkway is served by Lee Tran Route 
50 with eight transit stops between 1-75 and Pinto Lane. There are existing shared use 
paths and bicycle lanes along Daniels Parkway, and a shared use path along Fiddlesticks 
Boulevard. 

Cc: Marcus Evans (electronic copy) 
Lili Wu (electronic copy) 
Ted Treesh - TR Transportation (electronic copy) 

C:\Users\jenkins\AppData\Local\Microsoft\Windows\Temporary Internet 
Files\Content.Outlook\ODZWEJH6\CPA2015-000 0Apa1oosa2017030617 (2).docx 
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TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

TO: Ms. Mikki Rozdolski 
Lee County Depastinent of Co~n~nunity Development 

FROM: Ted B. Treesh 
President 

DATE: February 3,20 17 

RE: Apaloosa and Palo~niilo Lane Comprehensive Plan Amendment 
CPA20 15-000 10 
Lee County, Florida 

TR Tra~~sportation Consultants, Inc. has completed a traffic circulation analysis for the 
proposed Comprehensive Plan Amendment for approxi~nately 51.26 acres of property 
located on the aorth side of Daniels Parkway between Apaloosa Lane and Skyport 
Avenue in Lee County, Florida. This analysis will determine the impacts of the requested 
land use change from Outlying Suburba~l to General Interchange to allow for the 
inclusio~l of higher density residential land uses within the propel-ties bounded by the land 
use change. 

The tra~lsportation related iinpacts of the proposed Comprehensive Plan Alne~ldment 
were evaluated pursuant to the criteria in the application docurnent, This i~lcluded an 
evaluation of the long range impact (20-year horizon) and short range impact (5-year 
horizon) the proposed a~neildinent would have on the existing and future roadway 
infrastructure. Similar lnethodologies were utilized that were completed by the Lee 
County Department of Transportatio~l staff duii~lg the initial evaluation of this land use 
change. The previous sublnittals included a inuch larger land area (approximately 137 
acres) and a much Inore intense land use change (to Central Urban). The request has been 
modified to remove the land to the west of Apaloosa Lane and include the approxilnately 
14-acre parcel owned by the Lee County School District to the east of Palo~ni~lo Lane. 

The proposed Map A~nendinent would change the future land use desig~lation on the 
approxilnately 5 1.26 acres, which cun-ently includes fourteen (14) separate properties, to 
pennit the develop~nent of l~igl~er  density residential uses (multi-family) on the land 
included in the General Intercl~ange Future Land Use Category. Based 011 the existing 
land use designation (Outlying Suburban) the subject site could be developed wit11 a mix 
of co~n~nercial and retail uses as neigllborhood retail centers that do not exceed 100,000 
square feet and residential uses up to three (3) units per acre. The majority of the property 
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that is included in the map amendment application has been developed with conllnercial 
retail and office uses. 

In developing the methodology to address future trip generation charactetistics of the 
future land use category with Lee County Staff, it was agreed that the requested land use 
change will not allow an increase in cominercial retail develop~nent above what is 
cut-rently permitted under the existing land use category. The change fi-om Outlying 
Suburban to General Interchange would include the ability to develop higl~er density 
residential uses only and would presuinably pennit the development of multi-family 
residential uses on the land that obtains this land use category. Of the foulteel~ parcels 
that are subject to this ainendinent, one is owned by Lee County and is utilized for water 
management purposes for the Daniels Parkway water lnanagenlent pemit. This site will 
not be developed in the future. The relnaining methodology was consistent with the 
reposts that were completed by the Lee County Department of Transportation as part of 
the initial review process for the land use change to the larger land area, includiilg trip 
distribution, etc. The volumes utilized in the short tenn analysis were updated to reflect 
the cun-ent data available from Lee County. 

Ten (10) out of the fourteen (14) parcels are culrently developed with coln~nercial uses, 
including retail uses, restaurants, office buildings, etc. One parcel includes a single family 
residence and the three reinaining parcels are vacant. Based on the existing developlnent 
that has occurred (most in the last 5 years), it was dete~inined that the transportation 
analysis to evaluate the future traffic conditions would only account for the future 
development of higher density residential uses on the four remaining parcels that do not 
cun-ently have coinmercial uses. The last vacant parcel is owned by Lee County and is 
utilized as a water lnanagelnent area of Daniels Parkway. Therefore, it was not assumed 
that it would be developed in the future. 

Table 1 identifies all the parcels that are included in this map anlendment, their STAP 
numbers and the uses that are currently located on the property. Also indicated are the 
assu~nption of future uses if the property is currently vacant or will change from the 
current use. The ID shown references the aerial photograph included in the Appendix and 
indicates the location of that parcel. 
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Table 1 
Parcel Information 

1 1 21452501000000340 1 SINGLE FAMILY RESIDENTIAL I MULTI-FAMILY RESIDENTIAL [ 

Apaloosa and Palomino Lane FLUM 

2 1 214525120000000CE 1 OFFICE I I 

ID 1 STRAP EXISTING LAND USES CHANGE OF USE 1 

I I I 

6 1 21452509000000010 1 RESTAURANT 1 

3 

4 

5 

7 1 22452500000010000 1 VACANT I MULTI-FAMILY RESIDENTIAL I 
8 1 22452509000000040 1 OFFICE I I 

21452509000000050 

21452509000000030 

2145250100000036A 

9 1 22452500000010030 1 VACANT I MULTI-FAMILY RESIDENTIAL I 

14  1 22452506000000010 ( RESTAURANT I 

RETAIL 

MOTEL 

VACANT, WATER RETENTION 

The four parcels that are shown to include multi-family residential total approximately 
3 1.45 acres (Parcel ID'S #1, #7, #9 & #I 2). Assuming a inaximu~n resideiltial density of 
22 units per acre yields a total unit coui~t of 693 residential dwelling units. For this 
analysis, the unit count was rounded to 700 units. These units were all assumed to be 
multi-family residential units. Therefore, in order to evaluate the tiip generation of the 
future land uses within the boundary of the proposed map amendment, it was assumed 
that an additional 700 multi-family residential units would be developed within the 
boundaries of the FLUM amendment. Table 2 list the additional uses that were 
considered for this analysis. 

REMAINS VACANT 

Table 2 
Additional Land Uses Considered in FLUM 

A~aloosa and Palomino Lane FLUM 

Multi-Family Units 700 dwelling units 1 

- 

The future trip generation estimates for the propei-ty was determined by referencing the 
Institute of Transportation Engineer's (ITE) repost, titled Tiflip Gerzer.ntiorz, gt" Edition. 
Land Use Code 220 (Apartments) was utilized for the resideiltial dwelling units as this 
density of residential uses will most likely be a multi-family product. Table 3 indicates 
the trip generation assuinptions of the subject parcels based on the hture land use 
category. 

Land Use Intensity 
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Table 3 
Trip Generation 

h a l o o s a  and Palomino Lane FLUM 

The trip generation potential of the remainder of the comlnercial parcels included in the 
FLUM are not anticipated to change as a result of the amendment. The parcels today 
could re-develop with commercial uses as neighborhood commercial centers and/or 
residential uses with up to tlvee (3) units per acre (presumably single family residential 
units). The change to the General Intercllange Land Use category will peimit the potential 
development of residential units of up to a maximum of 22 units per acre (including 
bonus density), which is presumably multi-family residential units. 

Long Range Impacts (20-year horizon) 

The Lee County Metropolitan Planning Organization's (MPO) 2040 Long Range 
Transportation Plan was reviewed to detel~nine if any future roadway iinproveinents were 
planned in the vicinity of the subject site. Based on the review, the only major roadway 
iinprove~nent on the 2040 Financially Feasible Plan is the extension of Three Oalcs 
Parkway from Alico Road north to Daniels Parkway. 

The Lee County Metropolitan Planning Organization's (MPO) long range transportation 
travel inodel was also reviewed in order to dete~lnine the impacts the amendment would 
have on the su~roundiilg area. The base 2040 loaded network voluines were determined 
for the roadways within the study area then the peak hour t~ ips  to be generated froin the 
additional trips as shown in Table 3 were added to the projected 2040 volumes. The 
Level of Sesvice for those roadways were then evaluated. 

The results of the analysis indicate that the addition of the project trips to the network 
will not cause any roadway link to fall below the recommended ~ninilnuin acceptable 
Level of Sesvice thresholds as reco~nlnended in Policy 37.1.1 of the Lee County 
Coinprehet-~sive Plan. Several roadway segments in the study area are shown to operate at 
LOS "F" before the project trips are added to the network and are therefore considered as 
pre-existing deficiencies not caused by the change in land use. These roadway segments 
include Daniels Parkway fsoin Gateway Boulevard to Six Mile Cypress Parkway and 
Palomino Lane north of Daniels Parkway. All reinailling roadway segtnents in the study 
area will operate at or above the ininiinuln acceptable Level of Service. Table 1A and 
Table 2A reflect the Level of Service analysis based on the 2040 conditions. 
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Short Range Impacts (5-year horizon) 

The 201 61201 7-202012021 Lee County Transportation Capital I~nprove~nent Plan and the 
20 1 7-202 1 Florida Department of Tra~lspo~tation Adopted Work Program were reviewed 
to detei~nine the short tenn impacts the proposed land use change would have on the 
surrounding roadways. The only i~nprovenlent in the study area that is included on t l~e  
short tenn capital itnprovetne~~t plan is the funding for the constiuction of the Tl~ree Oaks 
Parkway North Extension Erom Alico Road to Daniels Parkway. This new roadway is 
funded in the Lee County Capital I~nprove~nent Prograin to begin construction in FY 
201912020. There are no other capacity iinprovemeilts to the roadway  letw work identified 
in either work prograin. This roadway improveinent was considered in the distribution of 
site trips. 

Table 3A and Table 4.4 attached to this report indicate the projected 5-year planning 
Level of Service on Daniels Parkway and other roadways that are within the study area. 
From Table 2A, Daniels Parkway from Fiddlesticks Boulevard to 1-15 is shown to 
operate at LOS "F" in 2022 before the project trips are added to the network. All other 
roadway segments in t l~e  study area are sl~own to operate at an acceptable Level of 
Service in 2022 wit11 the project trips added to the network. Since Daniels Parlcway is 
shown to operate at LOS "F" before the project trips are added to the roadway, this is 
considered a pre-existing deficiency and is not caused by the change in land use. It should 
also be noted that this section of Daniels Parkway has been designated as a "Constrained 
Roadway" by the Lee County Board of County Cotnmissioners. This designation allows 
developlnent to occur even though the volume on the roadway has exceeded the capacity. 
The Lee Plan Policy (37.2.2) pennits the volunle to exceed the capacity by up to 85%, or 
a VIC ratio of 1.85. The projected vlc ratio in 2022 without the project trips would be 1.02 
and the vlc ratio on Daniels Parkway after the project trips are added will be 
approximately 1.06, which is far below the inaxi~num permitted vlc ratio of 1.85. 

As previously indicated, the four parcels that were assumed to be developed with high 
density residential uses could be developed under the existing land use category with 
com~nercial or lower density residential uses. For co~nparison purposes, it was assumed 
that Parcel #9 could be developed with approxi~nately 21,000 square feet of medical 
office uses and the remaining three parcels (#I, #7 & #12) could be developed with 
resideiztial uses at 3 units per acre, or 88 single family units. The trip generation of these 
uses was co~nputed utilizing ITE (LUC 720 for the medical of ice uses and LUC 2 10 for 
the Single Fanlily uses) in order to see what the net increase in the voluine to capacity 
ratio along this segment of Daniels Parkway would be as a result of the Land Use 
Change. Table 4 illustrates the peak hour trip generation of the uses that could be 
developed 011 the four parcels under the existing land use category. These trips were then 
added to the roadway network and a Level of Service analysis was completed, which is 
reflected in the attached Tables 5A and 6A. 
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Table 4 
Trip Generation - Permitted Uses under Current FLUM 

Based on the data from Table 6A, the projected voluine to capacity ratio 011 Daniels 
Parkway fi-om Fiddlesticks Boulevard to 1-75 would be 1.04 in the year 2022 should the 
vacant propel-ties develop with uses that are c~ut.ently pertnitted ill the existing land use 
category. Therefore, the incremental in~pacts to Daniels Parkway between 
Fiddlesticlts Boulevard and 1-75 as result of the land use change will only result in 
an increase of 2% in the volume to capacity ratio during the PM peak hour. 

Therefore, based on this ailalysis no modifications will be necessary to the Lee County or 
FDOT short teiln capital iinproveinent progsam to support the change in land use. An 
additional analysis of the roadway liilks will be necessary as the parcels apply for re- 
zoniilg within the County. 

Conclusion 

The proposed Cotnprellensive Plan Anlend~ne~lt is to modify the future land use 
designation on the subject site from Outlying Suburban to General Interchange. The 
approxiinately 51.92-acres (comprised of 14 parcels) is located on the 1101th side of 
Daniels Parkway and east O F  Apaloosa Lane. Based on the analysis, no inodifications are 
necessary to the Short Tenn Capital I~nproveinent Plan (5-Year) or the Long Range 
Transpoi-tation plat1 (25-Year) to support the proposed Coinprel~ensive Plan Amendment. 
The projected Level of Service in both the Short Test11 and Long Tenn analysis period 
indicate that any roadway links that are shown to operate below the miniinu~n acceptable 
Level of Service standard will be operating at this level prior to any of the project trips 
being added to the network. Therefore, these roadway links will experience a deficiency 
that is existing prior to any change to the future land use category and not as a result of 
the requested change in land use. The change in land use will not cause any roadway 
link to fall below the acceptable Level of Service standards. A co~nparison of the 
roadway level of service it1 2022 with uses constnlcted on the four vacant parcels that are 
cu~~en t ly  pei~nitted in the existing land use category illustrate that the resultant land use 
cl~ange will only result in an increase of approximately 2% to the volume to capacity 
ratio of the one segment of Daniels Parkway that is forecasted to have a vlc ratio slightly 
above 1 .O. The vlc ratio for this one segment of 1.06 is also well below the maximum 
permitted v/c ratio of 1.85 for Daniel's Parkway. 
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PARCEL ID MAP EXHIBIT 



CPA2015-00010 Apaloosa and Palomino Lane 

1 21452501000000340 1 5.001 CS-2 - . - /SINGLE FAMILY RESIDENTIAL - - -  113301 APALOOSA LN I FORT MYERS 133912 
- - - 

2 214525J20000000CE 4.951CPD - I DANIELS CENTER OFFICE CONDO C/E 
.- -- -- .- -- 1 DANIELS CENTER DR - I FORT -- MYERS F33912 - - ' 

3 2145%9000000050 -- - . - - - - 1 - 2.121 CPD -?STOPPINTCENTER,N~~GHBORHOOD - 8911 -. - - - DANIELS - .. - PKWY - - -- - ' - FORT - - MYERS - - 1 - 33912 - . 1 
I - - - -  

4 21452509000000030 2.171CPD 
- __ - -1-  . -  

8955DANlELSPKWY I F O R T M Y E R S ~ ~ ~ ~ I ~ ~  - . . . - - - --- - - . - - - -- -- - - -- - - - -. - 
5 2145250100000036A, - - - - 1.44, AG-2 - - - -- - -- - - -. - - -- ACREAGE, BUFFER - CONSERVATION, WATER RETENTION 

- -  
CORNER LOT - - - ~FORTMVEE 133912 

6 21452509000000010 1 1 . 5 2 1 ~ ~ ~  I-- - 
- - -- - - - -- - . - - - -- - . - - -. - I RESTAURANT 

- - - -  -7 
- 7 8 9 5 1 5 ~ ~ 1 ~ ~ s  PKWY 1 FORT MYERS 133912 -- - - - -- - - - - - - - 

7 ' 22452500000010000 ' 
- - 10.00/ - AG-2 - - -  - - /VACANT , -  RESIDENTIAL .- - - - -- [@@PALOMINO LN - 1 FORT - - MYERS - - -- 33912 

8 22452509000000040 - - --- I 2.091CPD 
-- - - - - - - - , -- - ----I - - -- -- - - -- -- - - -- - - - - - - - OFFICE BUILDING, MULTI-STORY lwei DANIELS PKWY . - - I FORT - - . - - MYER$$G - - - . 

9 22452500000010030 I 2.33 1 CG - - --- /COMMERCIAL, VACANT - - - - - - -- - -- - . - .- - - 113400 - -- PALOMINO -- LN - - - /FORT MYERS 133912 - -. - - 

10 224GO9000000020 - - 1.54i - CPD - (SHOPPING CENTER, COMMUNIW - -  - - - - - -- -- -- I F O R T M Y E R S ~ ~ ~ ~ ~ ~ I  -- - - - 

11 22452506000000040 - - - 1.081CG 7 ICONVENIENCE STORE -- - - - - - - - - - 
. - - -. - - - - 13420 - PALOMINO - LN - - , - FORT . - MYERS - - . 33912 1 

12 22452500000010010 -- - 1 4 . 1 5 i c ~ ~  IGOVERNMENTOWNED, PUBLIC SCHOOL - - - (TOTAL . ACREAGE 20.08) - 13401 PALOMINO -- - LN -- -- -. FORT - - MYERS -. ,33912 . -- 

13 22452521000000010 -- --  1.851 CG - - .  -- --/STORE, ONE (1) FLOOR - -- - --A -- - - 9lYlKlNGSCROSSlNGRD - - - . - - - - F O R T M Y E R S / ~ ~ ~ ~ ~  
14 I ~~~~~so6Oo00ooo1o - - -. - . - - -. . - - - - --- 1.021 CG - - - - - - -  RESTAURANT, DRIVE-IN - -- (TOTAL ACREAGE 1.33) 

I--- - 

-- - -- -- - - - 9211 DANIELS PKWY l l % 6 @ ~ 1 3 3 9 1 2 1  
' TOTAL ACREAGE 51.261 - - 1 _ - _ I_ _ - - - . -  - - - - - - 



TABLES 1A & 2A 

APALOOS AND PALOMINO LANE 

2040 LEVEL OF SERVICE 

EVALUATION 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2040 LONG RANGE TRANSPORTATION ANALYSIS - APALOOSA AND PALOMINO LANE FLUM 

ROADWAY SEGMENT 

GENERALIZED SERVICE VOLUMES 

2040 E + C NETWORK LANES LOS A LOS B LOS C LOS D LOSE 

ROADWAY - TO # Lanes Roadway Desiqnation VOLUME VOLUME VOLUME VOLUM 

Daniels Pkwy Charnberlin Gateway Blvd. 6LD Class I - Arterial 0 400 2,840 2,940 
1-75 Chamberline 6LD Class I - Arterial 0 400 2,840 2,940 
FiddlestickslPalomino 1-75 6LD' Class I - Arterial 0 400 2,840 2,940 
Six Mile Cypress Fiddlesticks/Palomino 6LD Class I - Arterial 0 400 2,840 2,940 

Treeline Ave. Daniels Pkwy Arborwood 
Airport Connector Daniels Parkway 

Daniels Pkwy Colonial Blvd. 
Alico Road Daniels Parkway 

Six Mile Cypress Pkwy Penzance Blvd. Daniels Pkwy 
Plantation Rd. Daniels Pkwy 

Fiddesticks Blvd. Alico Rd. Daniels Pkwy 

4LD Class I - Arterial 0 250 1,840 1,960 
4LD Class I - Arterial 0 250 1,840 1,960 

6LF Freeway 0 3,360 4,580 
6LF Freeway 0 3,360 4,580 

VOLUME 

2,940 
2,940 

4LD Class I -Arterial 0 250 1,840 1,960 
4LD Class I - Arterial 0 250 1,840 1,960 

4LD Class I - Arterial 0 250 1,840 1,960 )1,9601 

Palomino Ln Daniels Pkwy Penzance Blvd. 2LN Collector 0 0 310 660 v i  
- Denotes the LOS Standard for each roadway segment 



TOTAL PM PEAK HOUR PROJECT TRAFFIC 

TABLE 2A 
2040 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

APALOOSA AND PALOMINO LANE FLUM 

403 VPH IN= 262 OUT= 141 

2040 BACKGROUND !040 BACKGROUND PLUS PRO. 
2040 AADT 100TH HIGHEST PM PK HR PEAK DIRECTION PROJECT PK DlR PEAK DIRECTION 

ROADWAY SEGMENT FSUTMS PEAKSEASON BACKGROUND K-100 HOUR PK DIR D PEAK TRAFFIC VOLUMES & LOS TRAFFIC PM PROJ TRAFFIC VOLUMES 8. LOS 
ROADWAY IE! -- PSWDT FACTOR TRAFFIC FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME - -  DIST. TRAFFIC VOLUME 
Daniels Pkwy Charnberlin Gateway Blvd. 74,733 1.200 62,278 0.1 020 6,352 0.59 EAST 3748 F 3% 8 3756 F 

1-75 Chamberiine 83,991 1.200 69.993 0.0950 6,649 0.56 EAST 3723 F 5% 13 3736 F 
FiddlestickslPalornino 1-75 90,023 1.200 75,019 0.0960 7,202 0.54 EAST 3889 F 45% 118 4007 F 
Six Mile Cypress FiddlestickslPalomino 80,386 1.200 66,988 0.0950 6,364 0.51 EAST 3246 F 50% 131 3377 F 

Treeline Ave. Daniels Pkwy Arborwood 27,086 1.190 22,761 0.0930 2,117 0.57 EAST 1207 C 1% 3 1210 C 
Airport Connector Daniels Parkway 27,883 1.1 90 23,431 0.1130 2,648 0.57 EAST 1509 C 1% 3 1512 C 

1-75 Daniels Pkwy Colonial Blvd. 108.124 1.19 90861 0.09 8,177 0.56 EAST 4579 C 20% 52 4631 D 
Alico Road Daniels Parkway 122.721 1.19 103127 0.09 9.281 0.56 EAST 5197 D 20% 52 5249 D 

Six Mile Cypress Pk Penzance Blvd. Daniels Pkwy 26,498 1.19 22267 0.094 2.093 0.53 EAST 1109 C 15% 39 1148 C 
Plantation Rd. Daniels Pkwy 29,959 1.19 25176 0.095 2,392 0.56 EAST 1340 C 15% 39 1379 C 

Fiddesticks Blvd. AIico Rd. Daniels Pkwy 13,678 1.2 11398 0.096 1,094 0.54 EAST 591 C 5% 13 604 C 

Palomino Ln Daniels Pkwy Penzance Bivd. 20.212 1.2 16843 0.096 1.617 0.54 EAST 873 F 60% 157 1030 F 



TABLES 3A & 4A 

APALOOSA AND PALOMINO LANE 

2022 LEVEL OF SERVICE 

EVALUATION 



TABLE 3A 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS C LINK VOLUMES 

APALOOSA AND PALOMINO LAND FLUM 

TOTAL AM PEAK HOUR PROJECT TRAFFIC = 347 VPH IN= 69 OUT= 278 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 403 VPH IN= 262 OUT= 141 

ROADWAY 

Daniels Pkwy 

Treeline Ave. 

PERCENT 

ROADWAY LOS A LOS B LOS C LOS D LOS E PROJECT PROJECT PROJl 

SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

E. of Chamberlin 6LD 251 0 3260 3260 3260 3260 3% 8 0.3% 

E. of 1-75 6LD 251 0 3260 3260 3260 3260 5% 14 0.4% 

E. of Fiddlesticks/Palomino 6LD 21 0 2830 3040 3040 3040 45% 125 4.1% 

E. of Six Mile Cypress 6LD 210 2830 3040 3040 3040 40% 111 3.7% 

N. of Daniels Pkwy 4LD 1,530 2,980 2,980 2,980 2,980 1 O/O 3 0.1% 

S. of Daniels Pwky 4LD 1,530 2,980 2,980 2,980 2,980 1% 3 0.1% 

N. of Daniels Pkwy 

S. of Daniels Pkwy 

Six Mile Cypress Pkwy N. of Daniels Pkwy 

S. of Daniels Pkwy 

Fiddesticks Blvd. S. of Daniels Pkwy 4LD 0 250 1840 1960 1960 15% 42 2.3% 

Palomino Ln N. of Daniels Pkwy 2LN 0 0 550 860 860 60% 167 30.3% 

* Level of Service thresholds were obtained from the Lee County Link Specific Service Volume Tables 

For 1-75, FDOT QILOS Handbook, Table 7 (Dec. 2012) service volumes were utilized 



TABLE 4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

APALOOSA AND PALOMINO LAND FLUM 

TOTAL PROJECT TRAFFIC AM = 347 VPH I N =  69 OUT= 278 

TOTAL PROJECT TRAFFIC PM = 403 VPH IN= 262 OUT= 141 

ROADWAY 

Daniels Pkwy 

Treeline Ave. 

1-75 

Six Mile Cypress Pkwy 

201 5 2022 2022 2022 

PK HR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PM PROJ + AM PROJ VIC + PM PROJ VIC 

SEGMENT - RATE PEAK DIR.' VOLUME Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio 

E. of Chamberlin 1.00% 2.305 2,471 A 0.76 3% 8 8 2,480 A 0.76 2,479 A 0.76 

E. of 1-75 1.00% 2,717 2,913 B 0.89 5% 14 13 2,927 B 0.90 2.926 B 0.90 

E. of Fiddlesticks/Palomino 1.00% 2,904 3,113 F 1.02 45% 125 118 3,238 F 1.06 3,231 F 1.06 

E. of Six Mile Cypress 1.00% 2,729 2,926 C 0.96 40% 11 1 105 3,037 C 0.99 3,031 C 0.99 

N, of Daniels Pkwy 1 .OO% 696 746 A 0.25 1% 3 3 749 A 0.25 749 A 0.25 

S. of Daniels Pwky 1.00% 1,390 1,490 A 0.50 1% 3 3 1,493 A 0.50 1.493 A 0.50 

N. of Daniels Pkwy 1.00% 4,269 4,577 C 0.75 20% 56 52 4,633 D 0.76 4,629 D 0.76 

S. of Daniels Pkwy 1.00% 4,668 5,005 D 0.82 20% 56 52 5,060 D 0.83 5,057 D 0.83 

N. of Daniels Pkwy 1 .OO% 883 947 B 0.50 15% 42 39 988 B 0.52 986 B 0.52 

S. of Daniels Pkwy 1.00% 1,500 1,608 B 0.80 15% 42 39 1,650 B 0.82 1,648 B 0.82 

Fiddesticks Blvd./Three Oaks Pkwy. S. of Daniels Pkwy 1 .OO% 349 374 C 0.19 15% 42 39 416 C 0.21 413 C 0.21 

Palomino Ln N. of Daniels Pkwy 1 .OO% 324 347 C 0.40 60% 167 157 514 C 0.60 505 C 0.59 

I 2015 peak hour peak season peak direction traffic volumes were obtained from the 2016 Lee County Concurrency Report 

Current peak hour peak season peak direction traffic volumes for 1-75 were obtained by factoring daily traffic volume from 2015 FDOT Count Report by K & D Factors 



TABLES 5A & 6A 

APALOOSA AND PALOMINO LANE 

2022 LEVEL OF SERVICE 

EVALUATION 

BASED ON EXISTING LAND USE 

CATEGORY IMPACTS 



TABLE 5A 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS C LINK VOLUMES 

PERMITTED USES UNDER EXISTING FLUM 

TOTAL AM PEAK HOUR PROJECT TRAFFIC = 126 VPH IN= 65 OUT= 61 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 125 VPH IN= 64 OUT= 6 1 

ROAD WAY 

Daniels Pkwy 

Treeline Ave. 

PERCENT 

ROADWAY LOS A LOS B LOS C LOS D LOS E PROJECT PROJECT PROJI 

SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

E. of Chamberlin 6LD 251 0 3260 3260 3260 3260 3% 2 0.1% 

E. of 1-75 6LD 251 0 3260 3260 3260 3260 5% 3 0.1% 

E. of Fiddlesticks/Palomino 6LD 21 0 2830 3040 3040 3040 45% 29 1 .O% 

E. of Six Mile Cypress 6LD 210 2830 3040 3040 3040 40% 26 0.9% 

N. of Daniels Pkwy 

S. of Daniels Pwky 

N. of Daniels Pkwy 6LF 0 3,360 4,580 5,500 6,080 20% 13 0.3% 

S. of Daniels Pkwy 6LF 0 3,360 4,580 5,500 6,080 20% 13 0.3% 

Six Mile Cypress Pkwy N. of Daniels Pkwy 4LD 800 1,900 1,900 1,900 1,900 15% 10 0.5% 

S. of Daniels Pkwy 4LD 0 1,740 2,000 2,000 2,000 15% 10 0.5% 

Fiddesticks Blvd. S. of Daniels Pkwy 4LD 0 250 1840 1960 1960 1 5% 10 0.5% 

Palomino Ln N. of Daniels Pkwy 2LN 0 0 550 860 860 60% 39 7.1% 

" Level of Service thresholds were obtained from the Lee County Link Specific Service Volume Tables 

For 1-75, FDOT QILOS Handbook, Table 7 (Dec. 2012) service volumes were utilized 



TABLE 6A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

PERMITTED USES UNDER EXISTING FLUM 

TOTAL PROJECT TRAFFIC AM = 121 VPH IN= 57 OUT= 64 

TOTAL PROJECT TRAFFIC PM = 169 VPH IN= 80 OUT= 89 

ROADWAY 

Daniels Pkwy 

Treeline Ave. 

1-75 

Six Mile Cypress Pkwy 

201 5 2022 2022 2022 

PK HR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PM PROJ + AM PROJ VIC + PM PROJ VIC 

SEGMENT RATE PEAK DIR.' VOLUME Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio 

E. of Chamberlin 1.00% 2,305 2,471 A 0.76 3% 2 3 2,473 A 0.76 2,474 A 0.76 

E. of 1-75 1.00% 2,717 2,913 B 0.89 5% 3 4 2,916 B 0.89 2,917 B 0.89 

E. of FiddlestickslPalomino 1.00% 2,904 3,113 F 1.02 45% 29 40 3,142 F 1.03 3,154 F 1.04 

E. of Six Mile Cypress 1.00% 2,729 2,926 C 0.96 40% 26 36 2,951 C 0.97 2,961 C 0.97 

N. of Daniels Pkwy 1 .OO% 696 746 A 0.25 1% 1 1 747 A 0.25 747 A 0.25 

S. of Daniels Pwky 1.00% 1,390 1,490 A 0.50 1% 1 1 1,491 A 0.50 1,491 A 0.50 

N. of Daniels Pkwy 1.00% 4,269 4,577 C 0.75 20% 13 18 4,590 D 0.75 4,595 D 0.76 

S. of Daniels Pkwy 1.00% 4,668 5,005 D 0.82 20% 13 18 5,018 D 0.83 5,023 D 0.83 

N. of Daniels Pkwy 1 .OO% 883 947 B 0.50 15% 10 13 956 B 0.50 960 B 0.51 

S. of Daniels Pkwy 1.00% 1,500 1,608 B 0.80 15% 10 13 1,618 B 0.81 1,622 B 0.81 

Fiddesticks Blvd./Three Oaks Pkwy S. of Daniels Pkwy 1 .OO% 349 374 C 0.19 15% 10 13 384 C 0.20 388 C 0.20 

Palomino Ln N. of Daniels Pkwy 1 .OO% 324 347 C 0.40 60% 38 53 386 C 0.45 401 C 0.47 

I 2015 peak hour peak season peak direction traffic volumes were obtained from the 2016 Lee County Concurrency Report 

Current peak hour peak season peak direction traffic volumes for 1-75 were obtained by factoring daily traffic volume from 2015 FDOT Count Report by K & D Factors 



LEE COUNTY GENERALIZED 
SERVICE VOLUME TABLE 



Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
April 201 6 c:\input5 

Uninterrupted Flow Highway 
Level of Service 

Lane Divided A B C D E 
1 Undivided 130 420 850 1,210 1,640 
2 Divided 1,060 1,810 2,560 3,240 3,590 
3 Divided 1,600 2,720 3,840 4,860 5,380 

Arterials 
l a s s  1 (40 mph or higher posted speed limit) 

l a s s  11 (35 mph or slower posted speed limit) 
Level of Service 

Lane Divided A B C D E 
1 Undivided * * 330 71 0 780 
2 Divided * * 71 0 1,590 1,660 
3 Divided * * 1,150 2,450 2,500 
4 Divided * * 1,580 3,310 3,340 

Controlled Access Facilities 
Level of Service 

Lane Divided A B C D E 
1 Undivided 160 880 940 940 * 

2 Divided 270 1,970 2,100 2,100 * 

3 Divided 430 3.050 3.180 3.180 * 

Collectors 
Level of Service 

Lane Divided A B C D E 
1 Undivided * * 310 660 740 
1 Divided * * 330 700 780 . . - - 

2 I Undivided I * * 730 1,440 1,520 
2 I Divided I 770 1,510 1,600 * I * 

dote: the service volumes for 1-75 (freeway), bicycle mode, pedestrian mode, 
~ n d  bus mode should be from FDOT's most current version of LOS Handbook. 



LEE COUNTY LINK SPECIFIC 
SERVICE VOLUME TABLES 
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DANIELS I'KWY 

UEL PI<ADO BLVD 

ESI'ERO UL.VI1 

ESI'EKO I'KWY 
I:OWLIX S'1' 

GLADIOLUS DK 

SUMMERLIN RD 
US 41 
BIG I'INE WAY 
.L1 EI'RO I'KM'Y 
SIX MILE I'KWY 
I'ALOMINU Dl< 
1-75 
'I'REELINE A\'L 
CtlA.MBI:IlLIN I'KWY 
CAPE COliAL I'KWY 
S1.. 4b'l'H S'I' 
C'ORONAIlO I'KWY 
COllNWALLlS PKWY 
VFI'EIlANS I'KWY 
HANCOCK B. PKWY 
NE Kl'tl SI' 
HICKORY BLVD 
AVENIDA I'ESCADORA 
MID ISLAND DR 
US 41 
US 41 
K AIRPOl<I' KD 
McGRECjOll BLVD 
PINE RIDGE RD 
BASS RD 
WINKLEI< RD 
SUMMEKLIN KD 

US41 
BIG PINE WAY 
METRO PKWY 
SIX MILE PKWY 
I'ALOMINO DK 
1-75 
'TREELINE AVE 
CHAMBERLIN I'KWY 
SR 82 
SE 4KrH S'I' 
COKOKA1)O PKWY 
CORNWALLIS I'KWY 
VETERANS I'KWY 
HANCOCK B. I'KWY 
NE 6TH ST 
SK 78 
AVI?NIIIA PIfSC'A DORA 
MID ISLAND I>R 
SAN CARLOS BLVD 
BEN HILL GKIFFIN I'KWY 
N AIRPOICI' KD 
COLONIAL ULVD 
I'INE l<ll>tiE I<D 
BASS KI) 
WINKLEI< RD 
SUtvIMFXLIN I<D 
US 41 

4 
4 
4 
4 
4 
4 
3 
3 
3 
5 
5 
5 
5 
5 

5 
5 
4 
4 
4 
4 
I 
I 
4 
4 
4 
4 
4 

0.9 
0.5 
0.6 
0.8 
2.2 
0.6 
0.5 
0.8 
3.8 
0.3 
0.7 
1.3 
0.8 
3.0 
0.7 
0.4 
2.9 
1.2 
1.8 
2.6 
1.0 
0.3 
0.5 
1.6 
0.8 
0.5 
1.5 

6LD 
6LI) 
6LD 
6LIl 
OLD 
6LD 
6LD 
6LD 
4LD 
OLD 
6LD 
6LD 
6LD 
6LD 
6LD 
OLI) 
2LN 
2LN 
2LD 
4LD 
6LD 
6L1) 
4LD 
4LD 
6LD 
6LD 
6LD 

0 
0 
0 
0 

210 
210 

2.5 10 
2.510 
1.620 

0 
0 
0 
0 
0 
0 
0 

571 
57 1 
500 

0 
0 
0 
0 
0 
0 
0 
0 

0 
0 
0 
0 

2.830 
2.830 
3.260 
3.260 
2.160 

0 
0 
0 
0 
0 
0 
0 

616 
616 
568 

2.000 
0 
0 

190 
190 
290 

2.060 
2.060 

1.360 
590 
590 
590 

3.040 
3.040 
3.260 
3.260 
2.160 
1.660 
1.660 
1.660 
1.660 
I .640 
2.770 
2.770 

644 
644 
593 

2.000 
0 
0 

1.840 
1.840 
2.780 
2.780 
2.780 

2.890 
2,480 
2.480 
2.480 
3.040 
3.040 
3.260 
3.260 
2.160 
2.660 
2.660 
2,660 
2.660 
2,800 
2.800 
2.800 

685 
685 
032 

2.000 
2,040 
2.040 
1.840 
1.840 
7.780 
2.780 
2.780 

2.940 
2.680 
2.680 
2.680 
3.040 
3.040 
3.260 
3.260 
2.160 
2,660 
2.660 
2.660 
2.660 
2,800 
2.800 
2.800 

726 
726 
671 

2.000 
2,300 
2,300 
1.840 
1.840 
2.780 
2.780 
2.780 

0 
0 
0 
0 

390 
390 

4.190 
4.190 
2.700 

0 
0 
0 
0 
0 
0 
0 

1.120 
1.120 

980 
0 
0 

0 
0 
0 
0 
0 
0 

0 
0 
0 
0 

5.250 
5.250 
5.420 
5,420 
3.600 

0 
0 
0 
0 
0 
0 
0 

1.20s 
1.208 
1.113 
3.850 

0 
0 

360 
360 
540 

3.890 
3.890 

2.430 
1.100 
1 .I00 
1.100 
5.550 
5.650 
5.420 
5.420 
3.600 
3.140 
3.140 
3.140 
3.140 
.?.I60 
5.330 
5.330 
1.264 
1.264 ----- 
1.162 
3.850 

0 
0 

3.430 
3.430 
5.160 
5.240 
5.240 

5.170 
4.600 
4.500 
4.600 
5.650 
5.650 
5.420 
5.420 
3.600 
5.000 
5.000 
5.000 
5,000 
5.390 
5.370 
5.370 
1.344 
1,344 
1.239 
3.850 
3.710 
3.710 
3.430 
3.430 
5.160 
5.240 
5.240 

5.240 
4.980 
4.980 
4.980 
5.650 
5.650 
5.420 
5.420 
3.000 
5.000 
5.000 
5,000 
5.000 
5.390 
5.370 
5.370 
1.424 
1.424 
1.316 
3.850 
4.180 
4.180 
3.430 
3.430 
5.160 
5.240 
5.240 



JUNE. 2016 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2015 DATA) 

IIOAD SEGMk34'I- 
GUNNERY RD 

HANC'OCK LlKIDGt: PKW 

HICKORY BLVD 

HOMESTEAD RD 

IMPERIAL I'KWY 

1-75 

FROM 
SR 82 
LEE BLVD 
DEL I'RADO BLVD 
NE 24TH AVE 
ORANGE GIZOVIZ BLVD 
MOODY llD 
BONITA BEACH IZD 
McLAUGHLlN BLVII 
MELODY LANE 
SR 82 
2 LANE END 
COUNTY LINE 
BONITA BEACH RD 
E. I'EIIRY S'I‘ 
COLLI1311 CO. LINE 
BONITA BEACH IZD 
C'ORKSCIIEW KD 

-- 

LEE BLVD SK 82 GUNKEIZY RD 3 3.6 OLD 560 2.840 2.840 2,840 2.840 910 4.580 4.580 4.580 4.580 

7-0 
LEE BLVD 
BUCKINGHAM RD 
NE 21TH AVE 
ORANGE GROVE BLVD 
MOODY IZD 
US 41 
McLAUGHLlN BLVD 
MELODY LANE 
ES'I'ERO BLVD 
2 LANE END 
LEE ULVD 
BONITA BEACH RD 
E. TERRY BT 
COCONUT I<D 
13ONITA BEACH RD 
CORKSCREW RD 
ALlCO IID 

LEELAND HEIGH'lS 

LUC'KBI'I' R1) 
McGREGOR BLVD 

'I'RAFFIC 
DlSTlIlC 

3 
3 
5 
2 
2 
2 
8 
8 
8 
3 
3 
8 
4 
4 
8 
8 
4 , 

GUNNERY RD 
HOMESTEAD RD 
HOMESTEAD RD 
HOMESTEAD RD 
LEE 13LVIl 
ORTIZ AVE 
SANIBELTOLL PLAZA 
HARBOR Dl< 
SUMMERLIN RD 
KELLY IZD 
'I'HORNTON RD 
SAN CARLOS BLVD 

LEh'G7'H 
(MLLE) 

2.5 
1.5 
1.1 
0.5 
1.2 
0.9 
1.1  
0.7 
6.7 
3.8 
2.9 
1.0 
1.1  
4.3 
1.0 
7.4 
4.3 

HOMESTEAD RD 
WILLIAMS AVE 
LEELAND HEIGHTS 
LEE BLVD 
JOEL BLVD 
1-75 
HARBOR DR 
SUMMERLlN KD 
KELLY IlD 
'THORNTON IZD 
SAN CARLOS BLVD 
GRIFFIN BLVD 

ROAD 
TYPE 

4LD 
2LN 
4LD 
4LD 
4LD 
4LD 
2LN 
2LN 
2LN 
2LN 
4LN 
4LD 
4LD 
4LD 
6LF 
6LI: 
bLF 

I 

3 
1 

3 
3 
t 

I 
4 
4 
4 
4 
4 

3.9 
0.3 
1.3 

0.4 
1.6 
0.8 
0.2 
2.2 
1.7 
0.3 
0.7 

4 1 . 0  

SERVICE 
A 

0 
0 
0 
0 
0 
0 

, 90 
90 
Y O  

120 
0 

160 
160 
160 

0 
0 
0 

I 

SERVICE 
A 

0 
0 
0 
0 
0 
0 

180 
180 
I80 
230 

0 
300 
300 
300 

0 
0 
0 

6LD 
4L1I 
2LD 
4LN 
4LN 
2LN 
4LD 
4LD 
4LD 
4LD 
4LD 
4LD - 

VOL.UMES 
13 
1.920 

600 
1.790 
1.790 
1.790 
1.790 

200 
200 
200 
300 

0 
1.920 
1.920 
1.920 
3.360 
3.360 
3.360 

VOL,UMES 
13 
3.100 

970 
2.890 
2.890 
2.890 
2.890 

390 
390 
390 
560 

0 

3.580 
3.580 
3.580 
6.130 
6.130 
6.130 

560 
0 
0 
0 
0 
0 

1,020 
1,020 
1.020 
1.020 
1.020 

0 

(I'EAK I-IOUK 
C 
1.920 
1.020 
1,880 
1.880 
1.880 
1.880 

330 
330 
330 
490 

1.100 
1.920 
1.920 
1.920 
4.580 
4.580 
4.580 

2.840 
1.920 

930 
1.640 
1,640 

540 
1.960 
1.960 
1.960 
1.960 
1.960 
1.530 

PEAK 
D 

1,920 
1.020 
1,880 
1.880 
1.880 
1.880 

450 
450 
450 
670 

2.730 
1.920 
1.920 
1.920 
5.500 
5.500 
5.500 

DIKEC'I'IONSI 
E 

3.100 
1.640 
3,030 
3.030 
3.030 
3.030 
1.720 
1.720 
1.720 
1.880 
3.640 
3.580 
3.580 
3,580 

11.100 
11.100 
11.100 

IPL?AK 
C 
3.100 
1.640 
3,030 
3.030 
3.030 
3.030 

640 
640 
640 
910 

1.340 
3.580 
3.580 
3.580 
8.370 
8.370 
8.370 

UIIIEI'TION) 
E 

1.920 
1.020 
1.880 
1.880 
1.880 
1.880 

890 
890 
890 

1.010 
2.960 
1.920 
1.920 
1.920 
6.080 
6.080 
6.080 

IIOUK-BO1'1-I 
D 

3.100 
1.640 
3.030 
3.030 
3.030 
3.030 

870 
870 
870 

1.250 
3.280 
3.580 
3.580 
3.580 

10.060 
10.060 
10.060 

2.840 
1.980 
1.020 
1.800 
1.800 

880 
1.960 
1.960 
1,960 
1.960 
1.960 
1,980 

2.840 
1.980 
1.020 
1.800 
1.800 

880 
1.960 
1.960 
1.960 
1.960 
1.960 
1.980 

2.840 
1.980 
1.020 
1.800 
1.800 

880 
1.960 
1,960 
1.960 
1.960 
1.960 
1.980 
- 

910 
0 
0 
0 
0 
0 

1.730 
1.730 
1.730 
1.730 
1.730 

0 
~~~ 

4.580 
3.100 
1 .SO0 
3.040 
3.040 
1.020 
3,320 
3.320 
3.320 
3.320 
3.320 
2.560 

4.580 
3.200 
1.640 
3.340 
3,340 
1.680 
3.320 
3,320 
3.320 
3.320 
3.320 
3,290 

4.580 
3.200 
1.640 
3.340 
3.340 
1.680 
3.320 
3.320 
3.320 
3.320 
3.320 
3.290 

4.580 
3.200 
1.640 
3.340 
3.340 
1.680 
3.320 
3.320 
3.320, 
3.320 
3,320 
3.290 



J U K E .  2016 LINK-SPECIFIC SERVICE VOLUME! 

IIOAD SEGMI-;N'r FIIOhl T O  DlSl~RIC (MILE) 
PINE ISLAk'D RL>/ SANI'A BARBARA I3LVD DEL I'IIADO BL\'D 5 2.3 
BAYSHOI<IS I<D (SR 7X) IIEL PRAIIO BL\'L) BAIINBII '  R U  5 2.1 
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JUNE. 201 6 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2015 DATA) I'A(jE 7 

ROAD SEGMENT 
VI-:TI<RANS MI<M. I'KWY 

WINKLLil( R D  

SERVICE VOLUMES ON COLLECTORS IN LEE COUNTY (2015 DATA) 

FROM 

Ivlc(iREti0K ULVI) 
DEL PRADO B L V I I  

SANI'A BAKUAKA BLVL) 

SKYLINE U L V D  
SUMMERLIN K D  

GLAII IOLUS I l R  
BRANDYWINE CIR 

CYI'KESS L A K E  DR 

COLLEGE PKWY 

SUNSET VISTA 

I IOAD SliGbIEN'T' 

COLLEC'I'OIIS 

FI<OM 

T O  

D E L  PRAl)O B L V I l  

SANTA BAI IBAI IA  U L V D  

SKYLINE B L V D  

SK 78 
GLADIOLUS I IR 

U R A N I ~ Y W I N E  CIK 
CYI'RESS L A K E  D I I  

COLLEGE YKWY 
SUNSET' VIS'T'A 

McGIIEGOR U L V D  

'T'RAFI'IC 
DIS1'I<IC 

1 ' 4 5  
5 

5 

5 
4 
4 

4 
4 

4 

4 

LEN(?T'H 
(MILE)  

3.5 

2.0 

1.0 

3.5 
0.4 
0.9 

0.9 
0.7 

0.5 

0.8 

T O  

ROAD 
TYPE 

4LB 
6LD 

6LD 

l L D  
4 L D  
2Lh' 

2 L N  
4 L I l  

2LN 

ZLN 

'SIIAFFIC 
1)IST'IIIC 

LENGTH 

(MILE) 

Stll\'lCE VOI-IIMES (I'ltAK tlC>UIl I'EAK UIIIECI'IONI 
A 

1 . I20 

2.190 

2.190 

1.400 
0 
0 
0 

0 

0 

0 

SERVICE VOLUMES (I'EAK I IOUR--8CTI-I VII<EC"L'IONSI 

ROAD 

TYPE 

2LU 

2 L D  

4 L U  

4 L D  

A 

I.880 

3,660 

3,660 

2.340 
0 
0 
0 

0 

0 

0 

B 

1.900 

3.080 

3.080 

2.040 
0 

750 
750 

0 

770 

770 

B 

3.1 70 

5.150 

5,150 

-3.420 
0 

1.260 

1.260 
0 

1.290 

1.290 

SERVICE VOLUMES (PkAK IlOUK I'I'AK D1RECI'IC)N) 

C 
2,680 

3.080 

3.080 

2.040 
590 

880 
880 

610 
800 

800 

A 

0 

0 

0 

0 

SEllVICE VOLUEvlES (I'EAK IIOUR--UO'I'II I~IREC~I'IONS) 

C 
4.460 

5.150 

5.150 

4 2  
990 

1.460 
1.460 

1.020 

1.330 

1.330 

A 

0 

0 

0 

0 

D 

3.440 

3.080 

3.080 

2.040 

1.520 
880 
880 

1.780 

800 

ROO 

U 

0 

0 

0 

0 

1'. 
4.000 

3,080 

3.080 

2.040 
1.520 

880 

880 
1.780 

800 
800 

D 
5.720 

5.150 

5,150 

3.420 
2.530 
1.460 
1.460 
2.960 

1.330 

1.330 

I3 

0 

0 

0 

0 

I< 
6.680 

5,150 

5,150 

3.420 
2.530 
1.460 
1.460 

2.960 

1.330 

1.330 

C 
550 

580 

1.240 

1.310 

C 
990 

1,040 

2.200 

2.340 

D 
860 

910 

1,700 

1.790 

1.: 

XhO 

910 

1.700 

1.790 

D 

1.530 

1.610 

3.030 

3.190 

E 
1.530 

1.610 

3.030 

3.190 



FDOT QILOS MANUAL SERVICE 
VOLUMES FOR URBANIZED AWAS 



Generalized Peak Hour Directional Volumes for Florida's 
TABLE 7 Urbanized  rea as' 

I 111 E 
STATE SIGNALIZED ARTERIhLS FREEWAYS E 
Class I(40 m p h  or higher posted s p e d  lituit) 

Lanes Median B C D E 
1 Undivided I 830 880 * * 
2 Divided r 1,910 2,000 ** 
3 Divided u 2,940 3,020 ** 
4 Divided * 3,970 4,040 ** 

Class I1 (35 mph  or s lower  posted speed limit) 

Lanes Median B C D E 
1 Undivided * 370 750 800 
2 Divided + 730 1,630 1,700 
3 Divided + 1,170 2,520 2,560 
4 Divided I: 1,610 3,390 3,420 

Non-State Signalized Roadway Adjustments 
(Alter corresponding statc volu~lles 

by the indicated percent.) 
Non-State Signalized Roadways  - 10% 

Median Sr. Turn Lane Adjustments 
Exclusive Exclusive Adjushnent  

Lanes  Median Left Lanes  Right Lanes  Factors 
1 Divided Yes No +5% 
1 Undivided No No -20% 

Multi  Undivided Yes No -5% 
Multi  Undivided Nu N o  -25% 
- - - Yes + 5% 

One-Way Facility Adjustment 
ivlultiply the corresponding directional 

voluiaes in this table by 1.2 

BICYCLE ILIODE' 
(hhiltiply motorized vehicle volu~nes shown belonr by number of 

directio~lal roadtvay lanes lo deterniine t\vo-way ~nas i~num service 
\rolumcs.) 

Paved Shouldet*/Bicycle 
Lane Coverage B C D E 

0-49% I 150 390 1,000 
50-84% 110 340 1,000 >1,000 
85-100% 470 1,000 >1,000 ** 

PEDESTFUAN MODE' 
(klultiply ~notorized vel~icle volumes shown bclotv by number of 

directional road\ray lancs to detcnninr t\\80-\vay ~nas i~nuln  service 
voIu111cs.) 

Sidewalk Coverage B C D E 
0-49% * 140 480 * 
5044% * 80 440 800 
85- 300% 200 540 880 >1,000 

BUS MODE (Scheduled Fixed ~oute)"  
(Buses in peak hour in peak direction) 

Sidewalk Coverage B C D E 
0-84% 2 5  2 4  2 3  1 2  

85-100% > 4  2 3  ? 2  I I 
-.--.& ---- *"-------- -s----.*'-----&," --.---.-.-.-. ""- --".~ -.-. ~--*,- 

Lanes B C D E 
2 2,260 3,020 3,660 3,940 
3 3,360 4,580 5,500 6,080 
4 4,500 6,080 7,320 8,220 
5 5,660 7,680 9,220 10,360 
6 7,900 10,320 12,060 12,500 

Freeway Adjustments 
Auxiliary Ramp  

Lane Metering 

+ 1,000 + 5% 

UNINTERRUPTED FLOW HIGHWAYS 
Lanes Median B C D E 

1 Undivided 420 840 1,190 1,640 
2 Divided 1,810 2,560 3,240 3,590 
3 Divided 2,720 3,840 4,860 5,380 

Uninterrupted Flow Highway Adjnstments 
Lanes  Median Exclusivc left lancs Adjustmcnt factors 

1 Divided Yes  +5% 
Multi  Undi~tided Yes  -5% 
Multi  Undivided No -25% 

'\ nlue. ilmnndre prcwnliil .s prt.tk iwurdmienal \~11unle~ :;,r kr:Bafscr sr and 
112 fdr tlx - i~ t~~ \ i f~?h~ l :  trwk inod:, ttnlc-s, sp~~tt'k~11ystn~cd Ilic, uhlrilum mt 
iorhrliut~ .I \tnnildnl .md ,hilolJ hz u\d onl\ tot gtn~rdl phnlli~ip ~pp l l i d l t~ r~~  I h i  
ioq?tficr ituiirk train \tllr~b dl& ubll: h ileilirll .houW he &id h r  l lk l rs~p~~l t% 
plnr~inrrf dpplcaum I fiz tabk drld bet I\ ulg~onip~acr oadrk _\hctuld ntti hr rbcd for 
sumilr~r lor nncncst!un ~ ~ I C I I ,  r l b ~ r ~ '  I ID~;  reti~~ed t r . ~  hllbjllfi 2xht ~'aLulattum vc  
i.~.czI an pbnrtrng applhaiam ofli~s t i ~ c i ~ ~ )  LAI I~L  LLI \IJIE~IIII R ~ J  die I I ; ~ > I I  

Cdpncil; ad Qrulli> oi >en a s  \Zanual 

I i f  el i.1 >cn tcr. fixr tlre hr i>~l i  .ad pcdesti~tl~~ nuds ittrhb rnhk b h.arrd oii ilrrl~lhir 
oi n~otrrr*ctl \ i l~s;kr 11ot nn~nbsroi'bc>i Ian o rpda i r~an i  wmg the 1 , t c i l r ~  

GIAO per hou~ sIa,n~i areunh for the PC& h t u  In t l w m ~ t  dtm LiiiloTthr Ii&leltc'r mtfc 
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2040 E + C NETWORK VOLUMES 
WITHOUT PROJECT 



2040 Financially Feasible Roadway Network 
# of Lanes & Directional Volumes 

1 (lgJm@ (Licensed lo  Ti? Transportation Consultants, Inc.) 
I 



i GU@@ (Licensed to TR Trarisporlatian Consultarils, Inc.) 



TRAFFIC DATA FROM LEE COUNTY 
TRAFFIC COUNT REPORT 



Daily Traffic Volume (AADT) 
Sta- 
tion 

STREET LOCATION # 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Are 

 CYPRESS LAKE DR W OF US 41 258 43600 43500 34200 34500 37100 33700 31700 34000 35900 35200 30 3 

 DANIELS PKWY W OF METRO PKWY 30 49900 48300 41200 44100 43400 43100 40500 40200 46400 47400 4 -  DANIELS PKWY W OF PLANTATION RD 263 54100 52500 43300 47100 46700 48000 30 4 

IDANIELS PKWY E OF CHAMBERLIN PKWY 48 37200 38100 35100 34200 36100 35700 35800 38100 37300 31 - 
[DANIELS PKWY W OF GATEWAY BLVD - 89 35800 

IDANLEY RD W OF METRO PKWY 518 7700 6400 4300 4900 4500 4900 45 3 

 DAVIS RD N OF McGREGOR BLVD 265 2100 2300 1900 2200 2000 36 7 

IDEL PRADO BLVD S OF CORONADO PKWY 268 30400 30100 32200 30000 2 1 
IDEL PRADO BLVD S OF CORNWALLIS PKWY 2 44300 42800 39700 38600 37800 37400 36600 37100 37800 38300 1 - IDEL PRAOO BLVD S OF EVEREST PKWY 515 49900 47700 46700 49000 2 1 
IDEL PRADO BLVD N OF VETERANS PKWY 516 58400 56000 49600 51300 40 1 

IDEL PRADO BLVD s OF CORAL POINT DR I 
IDEL PRADO BLVD AT FOUR MILE COVE RD 40 55900 53000 50000 47100 48600 48300 45200 45800 46500 45600 1 - 
JDEL PRADO BLVD S OF HANCOCK PKWY 270 42200 42900 46500 42600 40 1 

IE 2 1 ~ ~  ST E OF JOEL BLVD 475 600 800 500 500 22 5 



Daily Traffic Volume (AADT) 
Sta- 
tion 

STREET LOCATION # 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Art 

 EAST TERRY ST E OF OLD 41 271 UIC 10000 13000 11900 42 6 

I W OF HIGHLAND AVE 
 EDI IS ON AVE E OF FOWLER ST 51 2 5700 20 3 

I 0 W OF FOWLER ST 603 8600 5600 6700 5700 20 3 

~ESTERO BLVD @ BIG CARLOS PASS BR. 274 9200 8100 6200 6500 9100 9600 7 - IESTERO BLVD N OF AVE. PESCADORA 272 14700 13900 12300 12000 12600 44 7 
IESTERO BLVD N OF DENORA ST 44 

~ESTERO BLVD N OF DENORA ST - 44 15300 14900 14200 14200 13700 13500 13700 13500 13500 12700 7 
~ESTERO BLVD N OF VIRGINIA AVE 520 16400 18500 16600 15600 14500 7 

~ESTERO PKWY W OF BEN HILL GRIFFIN PKW 459 9100 9400 11800 15700 15800 15 6 
ESTER0 PKWY E OF US 41 465 7000 6700 6600 8300 9000 8300 8200 11500 15 6 

EVANS AVE N OF HANSON ST 625 6800 3400 4000 29 3 
 EVANS AVE S OF HANSON ST 626 9800 8200 6800 6600 29 3 

EVANS AVE N OF COLONIAL BLVD 627 7600 6700 5000 4600 29 3 

EVERGREEN RD W OF BUS 41 499 1800 1400 1200 1400 41 2 

FIDDLESTICKS BLVD S OF DANIELS PKWY 276 8000 8100 6800 8000 6900 7200 31 4 

FIRST ST E OF ALTAMONT AVE 630 4400 3100 4500 3400 29 3 



Daily Traffic Volume (AADT) 
Sta- 
tion 

STREET LOCATION # 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Z Are 

NGE RIVER BLVD S OF PALM BEACH BLVD 353 8900 8700 7800 7300 8000 7700 8000 7300 5800 8100 11 5 
ORANGE RIVER BLVD E OF STALEY RD 352 8300 7800 7700 6400 7300 11 5 

ORIOLE RD S OF ALlCO RD 462 2800 2500 2500 2600 2000 25 4 

~ORTIZ AVE N OF BALLARD RD 18 3 
~ORTIZ AVE N OF TlCE ST 356 I0100 8600 8900 6200 6900 5900 6400 6400 6800 6800 5 

I PALM BEACH BLVD (SR 80) W OF TlCE STREET 452 30100 31400 20600 17900 20600 5 3 
/PALM BEACH BLVD ISR 80) E OF ORTlZ BLVD 359 28400 26800 22400 19500 21700 5 3 

 PALM BEACH BLVD (SR 80) E OF SR 31 360 35200 34400 34200 30400 5 5 
 PALM BEACH BLVD (SR 80) E OF BUCKINGHAM RD 362 25700 22900 16400 20900 5 5 
 PALM BEACH BLVD (SR 80) W OF HENDRY CO LINE 358 17500 15100 16000 12300 5 5 

 PALOMINO RD N OF DANIELS 501 4500 5100 3800 4600 4300 6700 31 4 

\PAUL J DOHERTY PKWY S OF DANIELS PKWY - 5 1  800 1300 1400 2300 1600 1800 

IPENNSYLVANIA AVE W OF OLD 41 494 4500 4300 3000 3200 42 6 



Daily Traffic Volume (AADT) 
sta- 
tion 

STREET LOCATION # 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Arr 

 VERONICA SHOEMAKER BL N OF COLONIAL BLVD 607 2600 6600 6000 5400 20 3 

 SIX MILE CYPRESS PKWY E OF US 41 386 33600 31800 29200 29400 28300 29300 46 4 - ~ ~ - -  . -  SIX MILE CYPRESS PKWY E OF METRO PKWY 387 23600 25200 22900 21600 23400 26900 26700 46 4 
 SIX MILE CYPRESS PKWY N OF DANIELS PKWY 388 19200 20100 16200 17800 17900 13500 15400 17000 18200 18 3 
SIX MILE CYPRESS PKWY N OF WINKLER AVE - 18 15700 16000 14000 13400 13500 11800 11500 14000 15200 18000 3 

SLATER RD N OF BAYSHORE RD (SR 78) 389 6500 6500 6100 6200 6400 6500 6600 7600 64 2 

SOUTH POINTE BLVD N OF CYPRESS LAKE DR 390 I0100 9500 9100 9500 10900 43 3 

SOLOMON BLVD N OF COLONIAL BLVD 623 7800 7400 6700 7200 29 3 

N OF PALM BEACH BLVD 391 12200 9900 7500 7700 11 2 ISR 31 S OF CHARLOTTE CO LINE 392 9000 6900 5200 4600 34 2 

STALEY RD S OF ORANGE RIVER BLVD 398 3700 4300 4100 3000 3300 3700 3400 2600 11 3 

STRINGFELLOW BLVD N OF CASTILE RD - 27 4600 4500 4100 4200 4000 4000 4000 4000 4200 4400 7 

~SUMMERLIN RD E OF JOHN MORRIS RD 36 17300 16500 17900 18200 18200 18000 18300 18900 19700 20800 7 - 
~SUMMERLIN RD W OF SAN CARLOS BLVD 402 18600 23100 18700 36 7 

SUMMERLIN RD 



ISUMMERLIN RD N OF GLADIOLUS DR 409 21 600 4 
ISUMMERLIN RD S OF LAKEWOOD BLVD - 47 27000 18700 18700 22000 22200 23300 24300 
ISUMMERLIN RD N OF CYPRESS LAKE DR 407 27700 26100 30400 9 3 

ISUMMERLIN RD S OF PARK MEADOWS 34300 31600 
~SUMMERLIN RD N OF PARK MEADOWS - 3 5 24700 26400 28100 29800 29000 3 
~SUMMERL~N RD N OF MAPLE DR 405 35800 34400 36300 9 3 
(SUMMERLIN RD N OF BOY SCOUT DR 403 22400 22200 21000 16600 16300 9 3 
~SUMMERL~N RD N OF MATTHEWS RD 74 18100 19100 19700 - ISUMMERLIN RD S OF COLONIAL BLVD 411 23800 23100 20600 16700 16800 20000 14 3 

E OF BELL BLVD 480 800 900 800 700 900 6 5 

 SUNSHINE BLVD s OF LEE BLVD 406 8100 6300 5300 n o o  6500 6100 7100 22 5 

 SUNSHINE BLVD N OF LEE BLVD (CR 884) 412 11500 10200 9100 8600 9600 10300 8300 22 5 ISUNSHINE BLVD NOF W 1 2 M  ST 479 6400 6200 6200 5200 22 5 

 THREE OAKS PKWY S OF ESTER0 PKWY - 72 16000 16600 16500 

TICE ST WOF175 416 3100 3400 2600 2200 2400 3000 20 3 

TREELINE AVE S OF COLONIAL BLVD 453 5800 7100 8800 7300 61 3 
 TREEL LINE AVE S OF PELICAN COLONY BLVD 62 5600 6900 6600 7300 8200 8900 9700 I0800 3 
JTREELINE AVE 

- 

N OF DANIELS P K M  454 7200 5100 5600 4500 5400 61 3 



Daily Traffic Volume (AADT) 
Sta- 
tlon 

STREET LOCATION # 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 Are 

 TREEL LINE AVE S OF DANIELS PKWY 502 28700 27600 23500 25900 22100 61 4 

TREELINE AVE N OF AIRPORT TERMINAL - 6 1  27100 27700 25500 25100 24000 23600 23800 24500 25500 23800 4 

12 ST W E OF GUNNERY RD 472 5500 5100 3100 3200 3400 4100 22 5 

23RD ST SW E OF GUNNERY RD 469 10000 8700 9400 I0100 10200 11000 22 5 

US 41 (SR45) N OF COLLIER CO LINE - 2 3 36400 35100 34400 33900 32000 32700 33000 33900 34800 6 

 US 41 (SR 45) N OF BONITA BEACH RD 437 42400 47400 49000 40400 40800 23 6 
IUS 41 (SR45) N OF BONITA BEACH RD - 9 2 42600 
 US 41 ISR45) N OF WEST TERRY ST 433 42400 36500 35900 34200 23 6 
US 41 (SR 45) N OF OLD 41 RD 436 53300 53600 50100 46100 42000 25 6 

US 41 (SR 45) S OF COCONUT RD 93 461 00 
 US 41 (SR 45) S OF HICKORY DR 25 43300 41300 41200 40200 38600 42000 36600 37700 42500 - IUS 41 (SR 45) N OF SANIBEL BLVD 424 45300 41700 37000 37200 33400 25 4 
 US 41 (SR 45) N OF CONSTITUTION BLVD 94 33100 

lUS 41 (SR45) N OF ISLAND PARK RD 434 56200 57200 58200 51000 44000 25 4 
IUS 41 (SR45) N OF JAMAICA BAY WEST 435 65300 63400 58800 54700 51200 25 4 
 US 41 (SR 45) N OF SIX MILE CYPRESS PKWY 418 52400 49400 43100 38100 42200 9 4 

 US 41 (SR 45) N OF ANDREA LN - 95 40000 
IUS 41 (SR 45) N OF CYPRESS LAKE DR 426 61200 56000 53200 54600 49400 9 3 IUS 41 ;SR 45; N OF BRANTLEY RD - 9 61000 58000 50400 53300 53800 52400 50700 49100 50500 52300 3 
IUS 41 (SR 45) N OF SOUTH RD 422 60800 52500 52100 49800 49900 9 3 
IUS 41 (SR 45) N OF BOY SCOUT DR 430 45700 42700 38400 36200 32400 9 3 
 US 41 ISR45) N OF BOY SCOUT DR 96 41100 - IUS 41 (SR 45) N OF N AIRPORT RD 427 50500 49600 43500 38100 9 3 
 US 41 (SR45) N OF COLONIAL BLVD 432 52000 51600 46800 35500 38800 9 3 
IUS 41 (SR 45) N OF WINKLER AVE 429 50600 53000 52100 42000 9 3 



TRAFFIC DATA FROM FDOT 
TRAFFIC INFORMATION ONLINE 



FLORIDA DEPARTMENT OF TRANSPORTATION 
2015 Annual Average Daily Traffic Reporr - Report Type: ALL 

County: 12 LEE 

Site P.ADT " K " "D" "T " 
Site Type Description Direction 1 Direction 2 Two-way FCTR FCTR FCTR 
---- ---- ................................................ ----------- ------- ----- ------ ----- ---- ---- ................................................ ----------- ----------- ------- ----- ------ ----- 

0057 SR-93/1-75, S OF SR 884/COLOMIAL BLVD/CR 864 N 41500 S 42000 63500 C 9.0 56.8F 12.1A 

Site Type : Blank= Portable; T= Telemetered 
flI(tt Factor : Department adopted standard K factor begining with count year 2011 

AADT Flags : C =  Conrputed; E= Manual Est; F= Firsr Year Est; S= Second Year Est; T= Third Year Est; X= Unknown 
"D/T" Flags : A= Actual; F= Factor Cacg; D= Dist Funcl; P= Prior Year; S= Statewide Default; W= One-Way Road; X= Cross Ref 

16-Mar-2016 08:11:36 Page 1 of I 



FLORIDA DEPARTMENT OF TRANSPOP.TATION 
2015 A n n u a l  A v e r a g e  D a i l y  T r a f f i c  R e p o r t  - R e p o r t  Type:  ALL 

C o u n t y :  12 LEE 

S i t e  AADT "Kt# "0"  N T w  

S i t e  Type  Description D i r e c t i o n  1 D i r e c t i o n  2 Two-way FCTR FCTR FCTR 
---- ................................................ ----------- ------- ----- ------ ----- ---- ---- ................................................ ----------- ----------- ------- ----- ------ ----- 
0184 T SR-93/1-75,  1 . 7  M I  S  OF DANIELS PKWY U/P,LEE CO N 44274 S  45143 89417 C 9 . 0  5 8 . 4 P  9 . l A  

S i t e  Type  : B l a n k =  P o r t a b l e ;  T= T e l e m e t e r e d  
a ,  n .. ,, F a c t o r  : D e p a r t m e n t  a d o p t e d  s t a n d a r d  K f a c t o r  b e g i n i n g  w i t h  c o u n t  y e a r  2 0 1 1  

AADT ' l a g s  : C= Computed; E= Manual  E s t :  F= F i r s t  Year  E s t ;  S= S e c o n d  Year  E s t ;  ?= T h i r d  Y e a r  E s t ;  X= Unknown 
"D/TW F l a g s  : A= A c t u a l :  F= F a c t o r  C a t g ;  D= D i s t  F u n c l ;  P= P r i o r  Y e a r ;  S= S t a t e w i d e  D e f a u l t ;  W= One-way Road;  X= C r o s s  Ref 

16-Mar-2016 0 8 : 1 1 : 3 6  Page  1 o f  1 



2015 Peak Season Fac to r  Category 
Category:  1275 LEE I75 

Week 
- - - - - -  ------ 

1 
2 
3 

* 4 
* 5 
* 6 
* 7 
* 8 
* 9  
"10 
*11 
*12 
*13 
*14 
*15 
*16 
17 
18 
19 
2 0 
2 1 
22 
2 3 
24 
2 5 
2 6 
2 7 
2 8 
2 9 
3 0 
3 1 
3 2 
3 3 
34 
3 5 
3 6 
37 
3 8 
3 9 
4 0 
4 1 
42 
4 3 
44 
4 5 
4 6 
4 7 
4 8 
4 9 
5 0 
5 1 
52 
53 

Dates  
------------------------- ------------------------- 

01/01/2015 - 01/03/2015 
01/04/2015 - 01/10/2015 
01/11/2015 - 01/17/2015 
01/18/2015 - 01/24/2015 
01/25/2015 - 01/31/2015 
02/01/2015 - 02/07/2015 
02/08/2015 - 02/14/2015 
02/15/2015 - 02/21/2015 
02/22/2015 - 02/28/2015 
03/01/2015 - 03/07/2015 
03/08/2015 - 03/14/2015 
03/15/2015 - 03/21/2015 
03/22/2015 - 03/28/2015 
03/29/2015 - 04/04/2015 
04/05/2015 - 04/11/2015 
04/12/2015 - 04/18/2015 
04/19/2015 - 04/25/2015 
04/26/2015 - 05/02/2015 
05/03/2015 - 05/09/2015 
05/10/2015 - 05/16/2015 
05/17/2015 - 05/23/2015 
05/24/2015 - 05/30/2015 
05/31/2015 - 06/06/2015 
06/07/2015 - 06/13/2015 
06/14/2015 - 06/20/2015 
06/21/2015 - 06/27/2015 
06/28/2015 - 0'7/04/2015 
07/05/2015 - 07/11/2015 
07/12/2015 - 07/18/2015 
07/19/2015 - 07/25/2015 
07/26/2015 - 08/01/2015 
08/02/2015 - 08/08/2015 
08/09/2015 - 08/15/2015 
08/16/2015 - 08/22/2015 
08/23/2015 - 08/29/2015 
08/30/2015 - 09/05/2015 
09/06/2015 - 09/12/2015 
09/13/2015 - 09/19/2015 
09/20/2015 - 09/26/2015 
09/27/2015 - 10/03/2015 
10/04/2015 - 10/10/2015 
10/11/2015 - 10/17/2015 
10/18/2015 - 10/24/2015 
10/25/2015 - 10/31/2015 
11/01/2015 - 11/07/2015 
11/08/2015 - 11/14/2015 
11/15/2015 - 11/21/2015 
11/22/2015 - 11/28/2015 
11/29/2015 - 12/05/2015 
12/06/2015 - 12/12/2015 
12/13/2015 - 12/19/2015 
12/20/2015 - 12/26/2015 
12/27/2015 - 12/31/2015 

Report Report Type: ALL 

MOCF: 0.91 
PSCF 

------------------- ------------------- 
1.03 
1.04 
1.07 
1.04 
1.02 
1.00 
0.98 
0.98 
0.97 
0.97 
0.97 
0.98 
1.00 
1.02 
1.04 
1.05 
1.08 
1.09 
1.11 
1.12 
1.13 
1.15 
1.16 
1.18 
1.19 
1.19 
1.20 
1.20 
1.20 
1.19 
1.19 
1.19 
1.19 
1.19 
1.19 
1.20 
1.20 
1.19 
1.16 
1.15 
1.13 
1.12 
1.10 
1.08 
1.05 
1.04 
1.03 
1.03 
1.03 
1.03 
1.04 
1.05 
1.07 

* Peak Season 
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TRAFFIC DATA FROM THE 2016 LEE 

COUNTY CONCURRENCY REPORT 





LlNK 
NO 

09400 

09470 

09480 

09490 

09500 

09700 

09800 

09900 

10000 

10100 

14400 

14450 

10200 

10300 

10400 
10500 
10600 
10700 

10730 

10800 

10900 
11000 

11 100 

11200 
11300 
11400 
11500 
11600 

'1700 

ROADWAY LlNK 
NAME 

DEL PRADO BL 
DR ML BL (SR 
82) 
DR ML BL (SR 
82 
82) DR ML BL (SR 

DR ML KING BL (SR 
82 
EAST 21 st ST* 

ESTER0 BL* 

ESTER0 BL* 

ESTER0 BL 

ESTERO BL* 

ESTER0 PKWY 

ESTER0 PKWY 

EVERGREEN RD* 

FIDDLESTICKS BL* 
FOWLER ST 
FOWLER ST 
FOWLER ST 

FOWLER ST 

FOWLER ST (SR 739) 

GASPARILLA BL' 

GLADIOLUS DR 
GLADIOLUS DR 

GLADIOLUS DR* 

GLADIOLUS DR' 
GLADIOLUS RD 
GREENBRIAR EL" 
GUNNERY RD 
GUNNERY RD 
HANCOCK BRIDGE 
PKWY 

FROM 

US 41 

CRANFORD AVE 

HIGHLAND AVE 

MICHIGAN LINK 

ORTI= AVE 

JOEL BL 

BIGCARLOSPASS 

AVENIDA PESCADORA 

VOORHIS ST 

TROPICAL SHORES 
WAY 

US 41 

THREE OAKS PKWY 

US 41 

GUARDHOUSE 
US 41 

N AIRPORT RD 
COLONIAL BL 

WINKLER AVE 
HANSON ST 

FIFTH ST 

McGREGOR BL 
PINE RIDGE RD 

BASS RD 
WINKLER RD 
SUMMERLIN RD 

RICHMOND AVE 
IMMOKALEE RD (SR 82) 
LEE BL 

DEL PRADO BL 

TO 

SLATER RD 

HIGHLAND AVE 

MICHIGAN LINK 

ORTlZ AVE 

1-75 

GRANT AVE 

AVENIDAPESCADORA 

VOORHIS ST 

TROPICALSHORES 
WAY 

CENTER ST 

THREE OAKS PKWY 
BEN HILL GRIFFIN 
PKWY 
BUS 41 

DANIELS PKWY 

N AIRPORT RD 
COLONIAL BL 
WINKLER AVE 
HANSON ST 

DR ML KING BL (SR 82) 
CHARLOTTECOUNTY 
LINE 
PINE RIDGE RD 

BASS RD 

WINKLER RD 
SUMMERLIN RD 
US 41 
JOEL BL 
LEE BL 
BUCKINGHAM RD 

NE 24th AVE 

TYPE 

2LN 

4LD 

4LD 

4LD 

6LD 

2LN 

2LN 

2LN 

2LN 

2LN 

4LD 

4LD 

2LN 

2LU 

6LD 
6LD 
4LD 

4LD 
4LD 

2LN 

4LD 
4LD 

6LD 
6LD 
6LD 

2LN 
4LD 
2LN 

4LD 

LOS 

E 

D 

D 

D 

D 

E 

E 

E 

E 

E 

E 

E 

E 

E 
E 
E 

E 
E 

E 
E 

E 

E 
E 

E 
E 
E 

E 

PERFORMANCE 
STANDARD 

CAPACITY 

860 

1,800 

1,800 

1,780 

2,680 

860 

726 

726 

726 

671 

2,000 

2,000 

860 

860 

2,580 
2,580 
1,700 
1,700 
1,700 

860 

1,840 
1,840 

2,780 ~ ~ - - ~ - ~ - ~ ~ ~ ~  
2,900 
2,900 
860 

1,920 
1,020 

2,000 

2015 

LOS 

C 

C 

C 

D 

B 

C 

A 

A 

B 

F 

B 

B 

C 

C 

D 
D 
C 
C 
C 

B 
C 

B 

B 
C 

C 
B 

C 

B 

100th 

HIGHEST HR 

VOLUME 

349 

1,363 

1,486 

1,762 

2,194 

24 

420 

555 

608 

71 6 

559 

767 

100 

349 
1,212 
1,606 
1,230 
1,267 

1,461 

343 

669 
1,194 

1,117 

942 
1,958 

71 
940 
804 

1,122 

EST 

LOS 

C 

C 

C 

D 

B 

C 

A 

A 

B 

F 

B 

B 

C 

C 
D 
D 

C 
C 
C 

B 
C 

B 

B 
C 

C 
B 

C 

B 

201 6 100th 

HIGHEST HR 

VOLUME 

349 

1,363 

1,486 

1,762 ----- 
2,194 

24 

420 

555 

608 

716 

586 

767 

100 

350 
1,212 
1,606 
1,230 
1,267 

1,461 

349 

670 
1,194 

1,119 

974 
1.958 

76 
950 
808 

1,122 

NOTES 

cOnstralned; 
v/c=O.58 
constralned; 
V/c=076' 
reconstructlon ~n 
FY 19/20 
constralned; 
V1c=0841 
reconstrucbon ~n 
FY 17/18 
constralned; 
v/c=~ 07: 
reconstructlon 
underway 

constrained, 
V / ~ = O  40 

LOS 

D 

C 

C 

D 

B 

C 

A 

A 

C 

B 

B 

C 

C 
D 
D 

C 
C 

C 

B 
C 

B 

B 
C 

C 
B 

C 

B 

FORECAST 

FUTURE VOL 

VOLUME 

847 

1,363 

1,486 

1,762 

2,194 

24 

420 

555 

626 

779 

873 

767 

100 

382 

1,214 
1,606 
1,230 
1,267 

1,461 

360 

686 
1,287 

1,154 
983 

2,103 
76 

1,000 
937 

1,122 





LINK 
NO 

23600 

23700 

23800 

23900 

24000 

24100 
24200 

24300 

24400 

24500 

24600 

24700 

24800 

24900 
25000 
251 00 
25200 

25300 
25400 

25500 
25600 
25700 
25800 

25900 
26000 

26100 
26150 

26200 

26300 
26400 

26450 

26500 
26600 
26700 
26800 

ROADWAY LINK 
NAME 

SIX MlLE CYPRESS 
PKWY 
SIX MlLE CYPRESS 
PKWY 
SIX MlLE CYPRESS 
PKWY 
SIX MlLE CYPRESS 
PKWY 
SLATER RD 

SOUTH POINTE BL* 
SR 31 

SR 31 
--- 

STALEY RD 

STRINGFELLOW RD 

STRINGFELLOW RD 

STRINGFELLOW RD 

STRINGFELLOW RD* 

SUMMERLIN RD 
SUMMERLIN RD* 
SUMMERLIN RD* 
SUMMERLIN RD 

SUMMERLIN RD 
SUMMERLIN RD 

SUMMERLIN RD 
SUMMERLIN RD 
SUMMERLIN RD 
SUMMERLIN RD 

SUMMERLIN RD 
SUNRISE BL* 
SUNSHINE BL 

SUNSHINE BL" 

SUNSHINE BL" 

SUNSHINE BL 

SW 23rd ST' 
TERMINAL ACCESS 
RD. 
THREE OAKS PKWY 
THREE OAKS PKWY 
THREE OAKS PKWY 
TICE ST* 

FROM 

METRO PKWY 

PKWY 

WINKLER AVE 

CHALLENGER BL 

BAYSHORE RD (SR 78) 
CYPRESS LAKE DR 

PALM BEACH BL 

BAYSHORE RD (SR 78) 

TO 

DANIELS PKWY 

WINKLER AVE 

CHALLENGER BL 

COLONIAL BL 

NALLE GRADE RD 

COLLEGE PKWY 

BAYSHORE RD (SR78) 
CHARLOTTE COUNTY 

'OAD 
TYPE 

4LD 

4LD 

4LD 

6LD 

2LN 

2LD 
2LN 

2LN 
---- 

ORANGE RIVER BL 

FIRST AVE 

BERKSHIRE RD 

PINE ISLAND RD 

PINELAND RD 

McGREGOR BL 
KELLY COVE RD 
SAN CARLOS BL 

PINE RIDGE RD 
BASS RD 
GLADIOLUS DR 

CYPRESS LAKE DR 
COLLEGE PKWY 
MAPLE DR 
BOY SCOUT DR 

MATTHEWS DR 
ALEX BELL BL 

IMMOKALEE RD (SR82) 

SW 23rd ST 
LEE BL 

W 12th ST 

GUNNERY RD 

TREELINE AVE 

COCONUT RD 
CORKSCREW RD 
SAN CARLOS BL 
PALM BEACH BL (SR 80) 

2LN 

2LN 

2LN 

2LN 

2LN 

4LD 

4LD 
6LD 

6LD 

6LD 
4LD 

6LD 
6LD 
6LD 
4LD 

4LD 
2LN 
2LN 

2LN 
2LN 

2LN 
2LN 

4LD 

4LD 
4LD 
4LD 
2LN 

LUCKETT RD 

BERKSHIRE RD 

PINE ISLAND RD 

PINELAND RD 

MAIN ST 

KELLY COVE RD 

SAN CARLOS BL 
PINE RIDGE RD 
BASS RD 

GLADIOLUS DR 
CYPRESS LAKE DR 

COLLEGE PKWY 
MAPLE DR 
BOY SCOUT DR 
MATTHEWS DR 

COLONIAL BL 
COLUMBUS AVE 
SW 23rd ST 

LEE BL 

W 12th ST 

W 75th ST 
SUNSHINE BL 

AIRPORT ENT 

CORKSCREW RD 
SAN CARLOS BL 
ALlCO RD 
ORTlZ AVE 

. 
LOS 

E 

E 

E 

E 

E 

E 

C 

PERFORMANCE 
STANDARD 

CAPACITY 

1,920 

1,900 

1,900 

2,860 

1,010 

910 

1,310 

E 

E 

E 

E 

E 

E 

E 
E 
E 

E 
E 

E 
E 
E 
E 

E 
E 

E 
E 

E 

E 

E 

E 

E 
E 
E 
E 

860 

1,060 

1,060 

1,060 

1,060 

1,980 
1,980 

2,980 
2,980 

2,980 
1,980 
2,960 

2,960 
2,960 
1,760 

1,760 
860 

1,040 

1,040 
1,040 

1,040 
860 

1,790 

1,940 
1,940 
1,940 
860 

201 5 100th 

HIGHEST HR 

LOS 

B 

B 

B 

A 

C 
D 

C 

VOLUME 

1,500 

883 

935 

935 

423 
607 

503 

128 

324 

316 

577 

185 

1,233 
1,055 
1,000 
1,866 

1.872 
1,413 
1,602 

1,786 
1,786 
1,200 

1,200 
45 

296 

322 

453 

564 
595 

1,501 

1,099 
1,216 
644 
84 

EST 

LOS 

B 

B 

B 

A 

C 
D 

C 

C 

C 

B 

B 
B 
B 
B 

B 
B 

C 
C 
C 
D 

D 
C 
B 

C 

C 

D 
D 

D 

B 
B 
B 

C 

C 

B 

B 

D 

B 

B 
B 

B 

B 
B 
B 

C 
C 
C 
D 

D 
C 
B 

C 

C 

D 
D 

D 

B 
B 
A 
C 

2016 100th 

HIGHEST HR 

VOLUME 

1,523 

884 

935 

935 

424 

607 
503 

B 

NOTES 

355 
--- 

B 

LOS 

B 

B 

B 

A 

C 
D 

C 

127 

307 

307 

566 

178 

1,233 
1,055 

1,000 
1,866 
1,866 
1,390 
1,602 

1,786 
1,786 
1,200 

1,200 
44 

287 
319 

447 

561 

592 

1,501 

1,093 
1,053 
643 
83 

153 

667 

441 

685 

275 

1,241 
1,055 
1,111 
1,959 

1,967 
1,528 

1,602 
1,805 
1,786 
1,200 

1,200 
55 

300 

322 

456 

564 

802 

1,501 

1.282 
1,252 
815 
88 

355 
-- 

FORECAST 

FUTURE VOL 

VOLUME 

1,547 

991 

935 

935 

426 

607 

505 

C 

C 

C 

D 

B 

B 
B 
B 
B 

B 
B 

C 
C 
C 
D 

D 

C 
B 

C 
C 

D 

D 

D 

B 
B 
A 
C 

constralned; 
v/c=O 29 
constralnedd; 
v/c=O 29 
constralned; 
v/c=o 53 
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LEE COUNTY 5-YEAR CAPITAL 

IMPROVEMENT PLAN 



PROJECTS LISTING DOT CIP 

All Projects 

I Segment 5 DES I 
205083 1 Hickory Boulevard Bridge Replacements 

209249 

205082 

205067 

$185,000 

Colonial Alternatives Analysis 

Corbett WideningIResurfacing 

Estero Blvd. lmprovements 
Segment 3 DES and CSTICEI 
Segment 4 DES and CSTICEI 

209245 
205082 

20061 1 

205028 

1 204053 1 Sunshine 18th th SW Roundabout 

$350,000 

$910,000 

205081 
206759 

20581 8 Toll Interoperability $1 50,000 
Toll System Replacement $3,250,000 

Gunnery Rd./8th St. Signal-Intersection Imp. 

Homestead 4USunrise-Alabama 

KismetlLiffleton Realingnment 

Littleton Road West of Corbett-41 

I I Major Maintenance Projects (sorted alphabetically) 1 

$350'000 

$185,000 

$1,274,819 

$1,610,000 

Palomino Lane Improvements 
Signal System ATMS 

$1,850,000 
$750,000 

Evaluate 
options in 19 

CST in 17 

$690,000 

$2,030,000 

I $700.000 I $1,160,000 I Landin 19, I GT 
CST In 21 

IF 

GT 

$2,250,000 

$750,000 

Land in 17 

$48,20o,ooo DES I 
GIF. IF. GT 

7' 

$1,274,819 
$690,000 

$3,640,000 

$750,000 

CST in I7  
LS 

g!ih 

State,GT 

GIF 

IF,Cape 

$12,450,000 

$750,000 

$2,900,000 

$750,000 

- - .  ... . -  

$: 8:; 21 

DES CST in in 20 18, 
CST in 17 
on-going 
DES in 18. 

$2,900,000 

$14,700,000 

$1,850,000 
$3,750,000 

GIF 

IF,GIF 

GT, IF 
GT 



406079 
406080 
406763 
406760 
406761 
406762 
408944 
448920 
406714 

404007 

205723 

205077 
205080 
205068 
2041 00 
204072 
205056 

ADA Plan lmplementat~on 
Roadway Llghtlng Upgrade 
Sign Replacement Program 
Cape Coral Toll Plaza Palntlng 
M~dpo~nt/Leeway Palntlng 
Replace Overhead Sign Structures - Sanlbel 
Overhead Slgn Structures Evaluat~on 
Del Prado Boulevard Landscaping 
Signal Network 
Wild Turkey Strand 
Environmental Mlt (PW Request - DOT share) 

Projects that dropped out of CIP 

$250,000 
$450,000 
$1 50,000 

$950,000 

$130,000 

$120,000 

$58,333 

$250,000 
$450,000 
$150,000 
$750,000 

$750,000 
$1 30,000 
$330,000 
$120,000 

$58,333 

Bonlta Beach Road Phase Ill, US 41-Old 41 - Tler 3 Pr~orlty, no joint fundlnq 
Crystal Dr~ve 2LD, US 41 - Metro Parkway - Tler 3 Prlorlty I 
CrystallPlantatron Roundabout - construction underway I 
Homestead Road Complete Street - no project deflned or pr~orltlzed 
Luckett Road 4L Ortlz-1-75 Tier 3 Prrorlty 
N A~rport Road Extenslon West - fundlng In current year 
Ortlz Avenue 4L. MLK-Luckett - Pr~or~ty #7 
Ortiz Avenue 4L, Luckett- SR 82 Tier 2 Prrorlty 

$250,000 
$450,000 
$150,000 

$130,000 

$120,000 

$58,333 

from Bonlta Sprlngs 

$250,000 
$450,000 
$150,000 

$130,000 

$120,000 

$58,333 

-- 

$1,250,000 
$2,250,000 
$750,000 
$750,000 
$950,000 

$650,000 
$330,000 
$600,000 

$291,665 

$250,000 
$450,000 
$150,000 

$130,000 

$120,000 
$133,909 
$58,333 

-- 

GT 
GIF 
GT 
ST 
ST 
ST 
GT 
GIF 
GT 
GT 
GT 

-- 



EMAIL CORRESPONDENCE WITH 

LEE COUNTY REGARDING 

METHODOLOGY 



Ted Treesh 

From: 
Sent: 
To: 
Cc: 
Subject: 

Rozdolski, Mikki < MRozdolski@leegov.com~ 
Tuesday, January 24, 2017 2:13 PM 
Justin Griffin 
Jenkins-Owen, Sharon; Ted Treesh; matthewuhle@aol.com 
Re: Traffic Study 

Hi Justin, 

We are fine with your assumption below. 

Mikki 

Sent from my iPhone 

On Jan 23, 2017, at 1:07 PM, Justin Griffin <iustin.griffin@twineagle.com> wrote: 

Mikki, 

First of all my apologies, but Ted has been pretty swamped and we are running slightly behind schedule 
on traffic study, but Ted is working to complete as soon as possible. 

We did have 1 potential tweak to traffic report assumptions that we wanted to quickly run past you. As 
you may recall, there is a 2.33 undeveloped parcel that is on corner of Palomino & little feeder road 
(13400 Palomino lane-Parcel 9). Previously, we went back and forth on whether to  assume this parcel 
is developed with multi-family units or whether it would be developed with some type of retail 
use. Previously, we assumed it would end up being a retail use, however after giving this some more 
thought we actually think it is more likely to be developed into multi-family units. Here is brief reason 
why: 

Parcel does not have any direct visibility on Daniel's Parkway, which really hurts its prospects as 
a retail parcel. 

Reality is that under current land use, it could already be used for retail, and nobody has chosen 
to put retail on it (despite being the only remaining undeveloped lot) 

Density change to allow 22 units per acre, will likely result in highest and best use of this parcel 
becoming multi-family 

o Similar to the other parcels, it will likely really benefit from its close proximity to retail (close 
walking distance to Starbuck's, restaurants & Publix) 

This would increase the number of units from 649 to 700 units (increase of 5 1  units=2.33*22), however I 
do think it is more indicative of reality since I believe the highest and best use of this parcel will be multi- 
family if the proposed land use change is approved. 

Please let us know if you are ok with that minor tweak in assumptions. Feel free to call me if  you would 
like to discuss. 

Best Regards, 



Justin 
(281) 653-0898 office 
(979) 571-3249 cell 

<Apaloosa Parcels (4).pdf> 



Ted Treesh 

From: 
Sent: 
To: 
Cc: 
Subject: 

Getch, Andrew <AGetch@leegov.com> 
Monday, December 12,2016 1:35 PM 
Ted Treesh; Rozdolski, Mikki 
Jenkins-Owen, Sharon; Wu, Lili; Justin Griffin; matthewuhle@aol.com 
RE: Apaloosa Plan Amendment 

Vacant buildings typically generate very few trips and would not be included in the latest LCDOTTraffic Count Report 
volumes on road segments. Once a C.O. is issued, the D.O. traffic numbers are also not included in the forecast future 
volume column in the concurrency report. I do not suggest including vacant project building square footage in a 5 year 
analysis of baclcground traffic. 

However, my understanding is the CPA proposed land use category would not change the allowable commercial square 
footage. As a result, the amount of total commercial square footage in 2040 would be the same with and without the 
CPA. The amount of commercial square footage in background traffic will not affect the 2040 analysis LOS projection. 

Andy Getch, P.E. 
Section Manager, Infrastructure Planning 
Lee County Department of Community Development 
2nd floor 
1500 Monroe Street 
Fort Mvers, Florida 33901 
direct line 1239) 533-8510 
DCD department line 1239) 533-8585 
FAX 1239) 485-8344 
AGetch@leegov.com 

Sent: Friday, December 09, 2016 10:47 AM 
To: Rozdolski, Mikki 
Cc: Jenkins-Owen, Sharon; Wu, Lili; Getch, Andrew; Justin Griffin; matthewuhle@aol.com 
Subject: RE: Apaloosa Plan Amendment 

Thanks for providing the floor area for Parcel #2. 

You indicate that if i t  i s  under construction, i t  cannot be included in the baclcground, which I agree with. What lots would 
you consider under construction? 

Parcel #10 has been there since early 2014 and Parcel #6 previously had a previous use that was redeveloped. I thinlc 
the floor area increased some but i t  was a restaurant before. All of the other parcels have been completed for a 
number of years. 

Let me lcnow what floor areas to back out of the background list that the County would consider "under construction" 

With that, I thinlc we are all set. 



Ted Treesh 
TR Transportation Consultants, Inc. 
2726 Oak Ridge Ct. STE 503 
Fort Myers, FL 33901 
239-278-3090 (0) 

239-278-1906 (f) 
239-292-6746 ( c )  
www.trtrans.net 

From: Rozdolski, Mikki [mailto:MRozdolski@leegov.com] 
Sent: Friday, December 09,2016 10:39 AM 
To: Ted Treesh <tbt@trtrans.m> 
Cc: Jenkins-Owen, Sharon <SJenltins-Owen@leegov.com>; Wu, Lili <LWu@leegov.com>; Getch, Andrew 
<AGetch@leegov.com>; Justin Griffin <'ustin.griffin@twineagle.com>; matthewuhle@aol.com 
Subject: FW: Apaloosa Plan Amendment 

Hi Ted, 

Please see comments below. 

A~Iilcki Rozdolslti 
Manager of Plr11111ing 
Lee County Collununit). Development 
emclil: ~lu.ozdolsl~ii?lce~v.com 
p l i o ~ i e :  239-533-8309 

From: Ted Treesh [mailto:tbt@trtrans.netl 
Sent: Wednesday, December 07, 2016 4:06 PM 
To: Rozdolski, Mikki; Jenkins-Owen, Sharon 
Cc: matthewuhle@aol.com; Getch, Andrew; Wu, Lili; Justin Griffin 
Subject: RE: Apaloosa Plan Amendment 

Based on what information that the County provided for the parcels that are subject to this comp plan amendment, I 
would propose the following methodology in terms of assumptions for uses to compute the trip generation of trips that 
would be added to the network as part of the analysis: 

The attached PDF highlights the parcels that are subject to the Comp Plan Amendment t o  be placed in the 
General Interchange Land Use Category. There are a total of 12 parcels identified and the attached Excel spreadsheet 
gives the details on each one. Based on data from the Lee County Property Appraiser's website and Development Order 
plans from recent construction activity, I compute the following floor areas on the parcels that have existing uses: 

Parcel #2 -38,688 36,240 square feet (per DO Plan) 5;; Lcepa)  
Parcel #3 - 16,878 square feet 
Parcel #4 - 50,241 square feet 
Parcel #6 - 9,390 square feet (per DO Plans) 
Parcel #8 - 25,090 square feet 
Parcel #10 - 8,424 square feet (Per DO Plan) 
Parcel #11- 2,904 square feet 
Parcel #13 - 14,446 square feet 



Parcel #14 - 3,819 square feet 

Total Existing Floor Area - &€%&92 167,480 on approximately 18.65 Acres 

That is an average of &&I3 8,980 sq. ft, per acre 

So, for the Commercial parcel left to  be developed (Parcel #9) we would assume 9,000 sq. f t ,  per acre on the 2.33 acre 
site for a total commercial floor area of 20,970 square feet, or round i t  up to a nice 21,000 square feet of commercial 
uses. 

The residential density would be calculated based on the 22/units per acre on Parcels 1, 7,& 12 (29.5 Acres) for a total 
density of 649 units. 

Since the majority if not all the existing commercial floor area is relatively new, 1 wouldn't assume any redevelopment of 
this area in the in short term (5-year) or long term (2040) analysis. All 161,192 square feet would be considered in the 
background traffic volumes. *All 167,480 cannot be considered background. If it is under construction the traffic does 
not exist yet. 

i would only generate trips to add to  the network based on the additional commercial floor area of 21,000 sq. ft, and the 
additional residential density of 649 units. "Again, all 167,480 cannot be considered background. 

I would assume all 649 units are multi-family units and not single family units. *OK 

Parcel #5 would not have any uses on it at all since this parcel is  owned by Lee County and due to the size and storm 
water management features that are currently on the site, development of this site in the future is not likely. *OK 

Since we are changing the Future Land Use from Outlying Suburban to General Interchange, there are densities and 
intensities that are currently permitted on the vacant land. For instance, residential is permitted at 3 units per acre, so 
for Parcels 1,7 & 12 (29.5 acres), a total of 88 units are currently permitted. Therefore, the incremental increase from 
Outlying Suburban to  General Interchange is only 561 units (649 - 88). So the question is do I only include trips in the 
long range analysis for the 561 units as the 88 units are currently permitted? *No, include trips for all 649 units. 

The same question applies to the commercial for Parcel #9. Comniercial uses are permitted in Outlying Suburban, so in 
the 2040 plan, there really isn't any change for Parcel #9 when going from Outlying Suburban to General 
Interchange. So the question is for the long term analysis, do I include Parcel #9 or not? "Include Parcel #9. 

Please let me know the answers to these questions and if you and the other staff are in agreement with the remainder 
of the land use assumptions for the vacant land that will be part of this revised map amendnient application, 

Based on my earlier email correspondence with Andy and Wu, I believe the remainder the transportation methodology 
has been agreed upon with respect to the short term and long term analysis. 

If you have any questions, please do not hesitate to contact me. 

Ted Treesh 
TR Transportation Consultants, Inc. 
2726 Oak Ridge Ct. STE 503 
Fort Myers, FL 33901 
239-278-3090 (0) 
239-278-1906 (f) 



TRIP GENERATION EQUATIONS 



TRIP GENERATION EQUATIONS 
APALOOSA AND PALOMINO LANE 

ITE TRIP GENERATION REPORT, 9th EDITION 

Land Use 
Apartments 
(LUC 220) 

Weekday AM Peak Hour 
T = 0.49 (X) + 3.73 
(20% W80% Out) 

Weekday PM Peak Hour 
T = 0.55 (X) + 17.65 
(65% W35% Out) 

T =Number of Trips, X = Number of dwelling units 

T = Number of Trips, X = Number of dwelling units 

Daily (2-way) 

T = 6.06 (X) + 123.56 

Medical Office 
(LUC 720) 

T = Number of Trips, X 
Single Family Homes 

(LUC 2 10) 

Ln (T) = 0.90 Ln(X) + 1.53 
(28% W72% Out) 

Area 
Ln = 0'90 Ln(X) + 0'51 

(63% In/37% Out) 

T = 2.39 (X) 
(79% 111121% Out) 

= 1,000's Sq. Ft. of Gross Floor 
T = 0.70 (X) + 9.74 
(25% In/75% Out) 

T = 40.89 (X) - 214.97 

Ln ((T = 0.92 Ln(X) + 2.72 



Attachment 3: Letters of Availability 

Solid Waste Division Letter of Availability (211312017) 

Potable Water and Wastewater Letter of Availability (211 71201 7) 

EMS Letter of Availability (211412017) 

South Trail Fire Protection Letter of Availability (211412017) 

School District Letter of Availability (2/1512017) 



q = I LEE COUNTY 
S O U T I - I W E S T  F L O R I D A  

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
Dislrict One 

Cecl L Pendergrass 
Dislricl T~YO ' 

Larry Kiker 
District Three 

Brian Hamman 
Dislricl Four 

Frank Mann 
Dislricl Five 

Roger Desjarlais 
Counly Manager 

Richard Wm. Wescli 
Counly ANorney 

Donna Marie Collins 
Hearing Examiner 

Sharon Jenkins-Owen 
Principal Planner 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33902 

SUBJECT: Case CPA 2015-00010 
Letter of Availability 

Dear Mrs. Jenkins-Owen: 

February 13,2017 

The Lee County Solid Waste Division is capable of providing solid waste collection 
service for the approx. 700 planned multi-family units located on the north side of 
Daniels Parkway off Palomino Lane and Appaloosa Lane through our franchised 
hauling contractors. 

Disposal of the solid waste from developments within that area will be 
accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry 
Regional Landfill. Plans have been made, allowing for growth, to maintain long- 
term disposal capacity at these facilities. 

If you have any questions, please call tne at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 
Manager, Public Utilities 
Lee County Solid Waste Division 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 1 1  
Internet address h!lp:/lwww.lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



t e e  County 
~ 'ou fhue~ t  CF/o ~ ih 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One February 17,2017 Via E-Mail 
Cecil L Pendergrass 
Dishict Two 

Sharon Jenkins-Owens 
Larry Kiker 
~ is t r ic t  Three Lee County Community Development 

Brian Harnrnan 1500 Monroe Street 
District Four Fort Myers, FL 33901 
Frank Mann 
District Five 

RE: Potable Water and Wastewater Availability 
Roger Desjarlais 
County Manager Appaloosa and Palomino Lane, Case Number CPA2015-00010 

Richard wrn Wesch STRAP #s: See attached. 
County Attorney 

DonnaMarieCollins DearMs.Jenkins-Owens: 
County Chief 
Hearing Examiner 

The subject parcels are located within Lee County Utilities Future Service Area as 
depicted on MapsGand 7 of the Lee County Comprehensive Land Use Plan. 
Potable water and wastewater lines are in operation adjacent to the parcel mentioned 
above. However, in order to provide service to them, developer funded system 
enhancements such as line extensions may be required. 

You have indicated that this project will consist of 700 multi-family residential units with 
an estimated flow demand of approximately 140,000 gallons per day. Lee County 
Utilities presently has sufficient capacity to provide potable water and wastewater 
service as estimated above. 

Availability of potable water and wastewater service is contingent upon final acceptance 
of the infrastructure to be constructed by the developer. Upon completion and final 
acceptance of this project, potable water service will be provided through the Corkscrew 
Water Treatment Plant. 

Wastewater service will be provided by the City of Fort Myers South Wastewater 
Treatment Plant. The Lee County Utilities' Design Manual requires the project engineer 
to perform hydraulic computations to determine what impact this project will have on 
our existing system. 

With regard to effluent reuse service; there are currently no reuse facilities available in 
the vicinity of the project site and therefore, Lee County does not have the capability of 
providing service at this time. 

Prior to beginning design work on this project, please meet with LCU Staff to determine 
the best point of connection and discuss requirements for construction. 

i&ecycled 
Paper 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 
lee-county .corn 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



2017-02-17 - Apaloosa - Letter Of Availability.Docx 
February 17,2017 
Page 2 

This letter should not be construed as a commitment to serve, but only as to the availability of 
service. Lee County Utilities will commit to serve only upon receipt of all appropriate connection 
fees, a signed request for service, and the approval of all State and local regulatory agencies. 

Further, this letter of availability of potable water and wastewater service is to  be utilized for 
Comprehensive Plan Amendment Review onJ. Individual letters of availability will be required 
for the purpose of obtaining building permits. 

Sincerely, 

Nathan Beals, PMP 
Principal Planner 
(239) 533-8157 
LEE COUNTY UTILITIES 



CPAZ015-00010 Apaloosa and Palomino Lane 

- ,  , . 

.'-w; tl . ,- 

2 I... 
;y:;:; ;, 

- .~, .. 1 -  . 

" : I . .  i d  

ID STRAP 
1 21452501000000340 
2 214525120000000CE 
3 21452509000000050 

4 21452509000000030 
5 2145250100000036A 

6 21452509000000010 

7 22452500000010000 

8 22452509000000040 
9 22452500000010030 
10 22452509000000020 

11 22452506000000040 

12 22452500000010010 

TOTAL ACREAGE 

ACRES (& ) EXISTING ZONING EXISTING LAND USES 
5.00 CS-2 SINGLE FAMILY RESIDENTIAL 
4.95 CPD DANIELS CENTER OFFICE CONDO C/E 
2.12 CPD SHOPPING CENTER, NEIGHBORHOOD 

2.17 CPD MOTEL 

1.44 AG-2 ACREAGE, BUFFER - CONSERVATION, WATER RETENTION 
1.52 CPD RESTAURANT 

10.00 AG-2 VACANT RESIDENTIAL 

2.09 CPD OFFICE BUILDING, MULTI-STORY 
2.33 CG COMMERCIAL, VACANT 
1.54 CPD SHOPPING CENTER, COMMUNITY 

1.08 CG CONVENIENCE STORE 

14.15 CPD GOVERNMENT OWNED, PUBLIC SCHOOL (TOTAL ACREAGE 20.08) 
1.85 CG STORE, ONE ( I )  FLOOR 
1.02 CG RESTAURANT, DRIVE-IN (TOTAL ACREAGE 1.33) 

51.26 

ADDRESS CITY ZIP 
13301 APALOOSA LN FORT MYERS 33912 
DANIELS CENTER DR 
8911 DANIELS PKWY 

8955 DANIELS PKWY 
CORN ER LOT 
8951 DANIELS PKWY 

13290 PALOMINO LN 

9001 DANIELS PKWY 
13400 PALOMINO LN 

9011 DANIELS PKWY 

13420 PALOMINO LN 

FORT MYERS 33912 
FORT MYERS 33912 

FORT MYERS 33912 

FORT MYERS 33912 
FORT MYERS 33912 
FORT MYERS 33912 

FORT MYERS 33912 
FORT MYERS 33912 
FORT MYERS 33912 

FORT MYERS 33912 
13401 PALOMINO LN FORT MYERS 33912 
9150 KINGS CROSSING RD ' FORT MYERS 33912 

9211 DANIELS PKWY FORT MYERS 33912 
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Brian Hamman 
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February 14,20 13 

Sharon Jenkins-Owen 
Principal Planner 
Lee County Department of Community Development 
1500 Monroe St. 
Fort Myers, FL 33901 

Re: Letter of Service Availability 

Ms. Jenkins-Owen, 

I am in receipt of your request for a Letter of Service Availability for CPA2015- 
00010. This is regarding a subject property on the north side of Daniels Parkway 
near Palomino Lane. 

Lee County Emergency Medical Services is the primary EMS transport agency 
responsible for coverage at the address you have provided. Because we currently 
serve this area and have a suflicient response dataasample, we evaluated response 
times in this vicinity to simulate the anticipated demand and response. 

EMS currently has two EMS stations in the vicinity of this project. These 
locations are projected to be able to meet existing service standards as required in 
County Ordinance 08-16. 

It is our opinion that the service availability for the proposed development of this 
property is adequate at this time. Should the plans change, a new analysis of this 
impact would be required. 

B kv jarnin Abes 
Deputy Chief, Operations 
Division of Emergency Medical Services 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 
Internet address http://www.lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



SOUTH TRAIL FIRE PROTECTION & 
RESCUE SERVICE DISTRICT 

Established 1965 

"Compassion, Commitment, Courage" 

February 14,2017 
Board of Commissioners 

Edwin c Sokel, Jr. Sharon Jenkins-Owen, Principal Planner 
Chairman Lee County Planning 
Larry Hirshman PO BOX 398 
Vice-Chairman Fort Myers, FL 33302-0398 
John F. Anderson I1 
Secretary-Treasurer Subject: Letter of Service Availability 
Jeff Haugh 
 omm missioner . 

Ron Tarantino 
Commissioner 

Administration 

Dear Ms. Jenkins-Owen: 

In your letter dated February 13, 2017 you indicated Lee County is seeking a 
letter of availabilitv for fire ~rotection services for a countv initiated 

B. comprehensive plan amendment known as Case Number CPA2015-00010. The Chief 
subject property boundaries have been reduced from *I05 acres to 51 acres, 

Benjamin A. Bengston 
Assistant Chief located north of Daniels Parkway between Skyport Avenue and Appaloosa Lane. 

You further indicated the plan amendment would re-designate the area fi-om 
Outlying Suburban to Interchange, and 700 multi-family dwelling units will be 
added to this area. 

Per your request, please accept this correspondence as documentation that our 
agency is capable of providiiig fire protection services to any future project which 
results from this amendment. If there is any impact from this amendment, the use 
of fire impact fees generated from the growth will help assure our continued 
capability. 

Please contact me should you have any questions or need anytllir?g further. 

Yours in Service, ,, 
Administration 

Phone: 239.433.0080 
Fax: 239.433.1941 

Prevention 

Phone 239.482.8030 
Fax: 239.433.21 85 

Safety House 

Phone: 239.936.5281 

5531 Halifax Ave. Fort Myers, FL 33912-4403 
WWW.SOUTHTRAILFIRE.ORG 



THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD. 4 FORT MYERS, FLORIDA 33966 4 WWW.LEESCHOOLS.NFT 

February 15,2017 

Sharon Jenkins-Owens, AlCP 
Lee County Division of Planning 
1500 Monroe Street 
Fort Myers, Florida 33902-0398 

MELISA W. GIOVANNELLI 
DISTRICT 2 

CHRIS N. PATRICCA 
DISTRICT 3 

STEVEN K. TEUBER 
DISTRICT 4 

RE: Comprehensive Plan Amendment 
CPA2015-00010 

Dear Ms. Jenkins-Owens: 

This letter is in response to your request for comments dated February 13, 2017 for the 
Comprehensive Plan Amendment in regard to educational impact. This project is located in the 
South Choice Zone, Sub Zone 1. 

The request is for a final plat submittal to include 700 multi-family dwelling units. With regard to 
the inter-local agreement for school concurrency, the generation rates are created from the type 
of dwelling unit and further broken down by grade level. 

For multi-family homes, the generation rate is .088 and further broken down by grade level into 
the following, .044 for elementary, .021 for middle and .023 for high. A total of 62 school-aged 
children would be generated and utilized for the purpose of determining sufficient capacity to 
serve the development. The Concurrency Analysis attached, displays the impact of this 
development. Capacities for elementary seats is not an issue within the Concurrency Service 
Area (CSA). For middle and high school, the development adds to the projected deficit for the 
CSA, however, there are sufficient seats available to serve the need within the contiguous CSA. 

Thank you for your attention to this issue. If I may be of further assistance, please call. 

Sincerely, 

a,, 

VISION: TO BE A WORLD-CLASS SCHOOL SYSTEM 

Dawn Huff, 
Long Range Planner 



LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 
NAMEICASE NUMBER 
OWNERIAGENT 

ITEM DESCRIPTION 

Lee School District 

Comprehensive Plan Amendment/CPA2015-00010 
Mutiple Owners 

various amendments; all impacts in South CSA, sub area S1 

STUDENT GENERATIOF 

Elementary Srh""' 
Middle Schoo 
High Sch~ 

LOCATION Northwest corner of Daniels Pkwy and Palomino Ln 
ACRES 105.00 
CURRENT FLU Outlying Suburban (0s) 

CURRENT ZONING Agricultural (AG2), General Commercial (CG), Commercial Planned Development (CPD) & 
Commercial Facilities Planned Development (CFPD) 

Student Generation Rates 

I I l~rojected 

PROPOSED DWELLING UNITS BY 
TYPE 

Students 1 

Isource: Lee County School District, February 15,2017 letter I 

Single Family 
0 

CSA SCHOOL NAME 2020/21 
South CSA, Elementary = = 

South CSA, ~iddle- 
South CSA, High 

- -- 
8.2361 - - - 

I 

Multi Family 

700 

(1) Permanent Capaclty as defined in the lnterlocal Agreement and adopted in the five (5) years o f  the School District's Five Year Plan 

(2) Projected Enrollment per the five (5) years of the School District's Five Year Plan plus any reserved capacity (development has a valid 

Mobile Home 
0 

finding o f  capacity) 

(3) Available Adjacent CSA capacity is subject to adjacency criteria as outlined in the lnterlocal Agreement and the School District's 
School Concurrency Manual 

Prepared by: Dawn Huff, Long Range Planner 



CPA2016-00007 
 

Timber Creek 
 



 

 
STAFF REPORT FOR 

CPA2016-07: Timber Creek 
Privately Initiated Text and Map Amendments to the Lee Plan 

 

 
 

 

Applicant: 
Mr. Jared F. Holes/ 
Lennar Corporation 
 
Representative: 
Morris Depew  
Tina M. Ekblad 
 
Commissioner 
District:  # 2 
 
Property Size: 
628± Acres 
 
Current FLUC: 
Density 
Reduction/Ground
water Resource and 
Wetlands 
 
Current Zoning: 
AG-2 
 
Current Zoning: 
Agricultural 
 

Hearing Dates: 
LPA:  3/27/2017 
 
 
 
 
 

REQUEST 

The requested Lee Plan amendments will allow relatively low density residential 
development on the 628± acre subject property.  As part of the request, several Lee Plan 
maps are proposed to be amended for the purposes identified below: 

 

 Map amendments to allow a residential community consistent with the Sub-Outlying 
Suburban future land use category on the subject property: Lee Plan Map 1, Future Land 
Use; Map 6: Future Water Service Area; and Map 7: Future Sewer Service Area.   

 Text and map amendments to identify the subject property as being in the 
Gateway/Airport Planning Community:  Table 1(b): Year 2030 Allocations; Map 1, Page 2, 
Special Treatment Areas; and Map 16, Lee County Planning Communities.  

 Map amendments to maintain internal consistency within the Lee Plan, specifically to 
reflect the subject property in the Gateway/Airport Planning Community: Map 1, Page 4, 
Special Treatment Areas; Map 4, Private Recreational Facilities Overlay; Map 14, Future 
Limerock Overlay; Map 17, Southeast DR/GR Residential Overlay; Map 20, Contiguous 
Agricultural Parcels Over 100 Acres in Non-Urban Future Land Use Categories; and, Map 
25, Historic Surface and Groundwater Levels.  

 

RECOMMENDATION 

 

Staff recommends that the Board of County Commissioners transmit the requested 

amendment based on the analysis and findings in this staff report. 

 

SUBJECT PROPERTY 
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PART 1 
LEE PLAN AMENDEMENT REQUEST 

 
The amendments requested by the applicant can be generalized into three categories:   
 
1.  Amendments to allow relatively low density residential development on the subject property.  The 
applicant is proposing to make amendments to Lee Plan Map 1, Future Land Use; Map 6: Future Water 
Service Area; and, Map 7: Future Sewer Service Area in order to develop a residential community 
consistent with the Sub-Outlying Suburban future land use category on the 628 acre subject property.   
 
2. Amendments to identify the subject property as being in the Gateway/Airport Planning 
Community. The applicant is also proposing to amend the Planning Community of the subject property 
from Southeast Lee County to Gateway/Airport.  This requires amendments to Table 1(b): Year 2030 
Allocations; Map 1, Page 2, Special Treatment Areas; and Map 16, Lee County Planning Communities.  

 
3.   Amendments to maintain internal consistency within the Lee Plan.  The applicant is proposing 

amendments to maintain internal consistency within the Lee Plan, specifically to reflect the subject 

property in the Gateway/Airport Planning Community.  This requires amendments to the following maps 

that show the property within the Southeast Lee County Planning Community: Map 1, Page 4, Special 

Treatment Areas; Map 4, Private Recreational Facilities Overlay; Map 14, Future Limerock Overlay; Map 

17, Southeast DR/GR Residential Overlay; Map 20, Contiguous Agricultural Parcels Over 100 Acres in 

Non-Urban Future Land Use Categories; and, Map 25, Historic Surface and Groundwater Levels.  

Concurrent Application Review: 
The Timber Creek comprehensive plan amendment was filed on April 29, 2016.  The applicant has also 
filed a companion rezoning application (DCI2016-00015) that is being reviewed concurrently with the 
plan amendment application.  DCI2016-00015 was filed on September 15, 2016 seeking to rezone 655± 
acres from AG-2 to Mixed Use Planned Development (MPD) to permit 1,315 dwelling units and 
commercial uses. 
 
Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local government 
shall consider an application for zoning changes that would be required to properly enact any proposed 
plan amendment transmitted pursuant to this subsection.” This requires Lee County to take into account 
the concurrent rezoning request. 

 
PART 2 

PROPERTY INFORMATION 
 
A. EXISTING CONDITIONS: 
 

SIZE OF PROPERTY: ± 628 acres 
 
PROPERTY LOCATION: Located generally south of State Road 82 and northwest of Daniels Parkway 
and east of the Gateway Community.  
 
LAND USE:  Agricultural – Cattle Grazing 
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ZONING:  AG-2 
 
FUTURE LAND USE CATEGORY: Density Reduction/Groundwater Resource (DR/GR) and Wetlands 
 
HISTORIC RESOURCES: The Florida Master Site File lists three archaeological sites, ten surveys, two 
resource groups, and no standing structures, found in the following parcels of Lee County: T45S 
R26E Sections 04, 05, 08, & 09. 

   
B.  INFRASTRUCTURE AND SERVICES: 

  
FIRE: South Trail Fire Protection and Rescue Service District, and Lehigh Acres Fire Control and 
Rescue District will provide service to this area. 
          
MASS TRANSIT: Lee County Transit (LCT) provided correspondence to the Department of 
Community Development on November 16, 2015.  
 
UTILITIES: The Corkscrew Treatment Plant and Gateway Wastewater Treatment have adequate 
capacity to provide service to this area. 
     
SCHOOL IMPACTS: Capacities for elementary and middle seats are not an issue within the 
Concurrency Service Area (CSA). For high school, the development adds to the projected deficit 
within the CSA, however, there are sufficient seats available to serve the need within the contiguous 
CSA. 
 
EMERGENCY MEDICAL SERVICES (EMS): Lee County EMS provides adequate service to this area. 
        
POLICE: The Lee County Sheriff’s will provide service to the subject property.  Law enforcement 
services will come primarily from the Central District Office in Fort Myers. 
   
SOLID WASTE: Lee County Solid Waste Division has adequate capacity to provide solid waste 
collection service for the subject property through Lee County’s franchised hauling contractor.  
 
TRANSPORTATION: The subject property has access to State Route 82 (SR 82) and Daniels Parkway. 
 
SR 82 is currently an east/west two lane undivided arterial roadway maintained by the Florida 
Department of Transportation and will be widened from Colonial Boulevard to the Lee County line. 
 
                                                SR 82 Improvement Schedule  
              
Segment                            Improvement                 Funding Year 
Colonial Blvd to Shawnee Rd Widen to 6 lanes               2016/2017 
Shawnee Rd to Alabama Rd            Widen to 6 lanes                 2021/2022  
Alabama Rd to Homestead Rd        Widen to 6 lanes                   2017/2018 
Homestead Rd to County Line        Widen to 4 lanes                 2017/2018 
 
Daniels Parkway from US 41 to Gateway Blvd is a six lane divided arterial, and from Gateway 
Boulevard to SR 82 is a four lane divided arterial and will be widened to six lanes in accordance with 
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Lee County MPO 2040 Cost Feasible Plan. Daniels Parkway is a controlled access facility maintained 
by the county. 
 
The applicant indicates that the project will generate 1,025 trips in PM peak hour, and 10,773 daily 
trips. 
 
The level of service (LOS) analysis of short range (5 years) indicates Daniels Parkway from Gateway 
Boulevard to SR 82 will operate at LOS F with and without the project. 
 
The year 2040 long range transportation LOS analysis indicates the following roadway segments will 
operate at LOS F with and without the project: (1) Daniels Parkway from Fiddlesticks Boulevard to SR 
82; (2) Gunnery Road from SR 82 to 23rd Street and from Lee Boulevard to Buckingham Road; (3) SR 
82 from Buckingham Road to Gateway Boulevard and from Daniels Parkway to Homestead Road; (4) 
Colonial Boulevard from Treeline Avenue to SR 82; (5) Lee Boulevard from Gunnery Road to 
Sunshine Boulevard. 

   
PART 3 

SURROUNDING PROPERTIES 
 
The subject property is surrounded by lands within the Density Reduction/Groundwater Resource 
(DR/GR), Central Urban, New Community, and Wetlands future land use categories as discussed in 
greater detail below:  
  
North: The subject property is bounded on the north by State Road 82. On the north side of SR 82 is the 
platted community of Lehigh Acres. This portion of the Lehigh Community is within the Central Urban 
future land use category, which has a standard density range of up to 10 dwelling units per acre. The 
Central Urban future land use category is one of the most intense future land use categories in the Lee 
Plan.  The zoning of the properties to the north is for commercial (C-2), and multi-family residential (RM-
2).  
 
East: Immediately to the east, on the northern side of Daniels Parkway, the subject property is bounded 
by a 40± acre parcel at the intersection of S.R. 82 and Daniels Parkway.  This property is within the 
Central Urban future land use category and is also owned by the Jared Holes Trust, but is not part of this 
application. A concurrent rezoning application has been submitted that identifies this parcel to be 
developed with commercial uses. 
  
West: The Gateway Community Planned Unit Development (PUD) and Development of Regional Impact 
(DRI) are located adjacent to the western boundary of the subject property. The planned development is 
mostly built out with single and multi-family residential homes as well as commercial and light industrial 
uses. Gateway is located within the New Community future land use category which permits 6 dwelling 
units per acre. Also in Gateway, adjacent to the subject property is the Gateway Community Park, with 
recreational facilities, Community Development District offices as well as water and wastewater utilities.  
  
South: To the south of the subject property across Daniels Parkway are additional parcels owned by the 
Jared Holes Trust within the DR/GR and Wetlands future land use categories.   These properties are 
zoned AG-2. To the southwest of the subject property is the Southwest Florida International Airport.  
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The airport is within the Airport future land use category and is in the Airport Operations Planned 
Development (AOPD) zoning district. 

 

PART 4 

STAFF DISCUSSION AND ANALYSIS 
 

Current Future Land Use Category – DR/GR and Wetlands: 
The subject property’s uplands are currently within the DR/GR Future Land Use Category. The property’s 
wetlands are within the Wetlands future land use category.  The DR/GR future land use category is 
described in Policy 1.4.5 provided, in part, below: 

   
POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) land use category includes 
upland areas that provide substantial recharge to aquifers most suitable for future wellfield 
development. These areas also are the most favorable locations for physical withdrawal of water 
from those aquifers. Only minimal public facilities exist or are programmed. 

 
The underlying objective for creating the DR/GR future land use category was to protect the County’s 
shallow aquifers.  The category was incorporated into the Lee Plan as part of the implementation of the 
1990 Stipulated Settlement Agreement between Lee County and the Florida Department of Community 
Affairs (DCA). The Settlement Agreement required that the Future Land Use Map be amended to lower 
the allowable density in the new water resource category to one dwelling unit per ten acres in three 
specified areas of the County. In southeast Lee County the DR/GR lands were described as: most non-
urban land east of Interstate 75, southeast of the airport, and south of State Route 82.  Since the subject 
property was in a non-urban land use category, east of I-75 and south of State Route 82 it was included 
in the DR/GR future land use category notwithstanding its location north of Corkscrew Road and being 
bifurcated from the rest of the DR/GR in southeast Lee County. 
 
The Wetlands future land use category is described in the Lee Plan as follows: 

 
OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are identified as 
Wetlands in accordance with F.S. 373.019(17) through the use of the unified state delineation 
methodology described in FAC Chapter 17-340, as ratified and amended in F.S. 373.4211. (Amended 
by Ordinance No. 94-30) 
 
POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses and 
recreational uses that will not adversely affect the ecological functions of wetlands. All development 
in Wetlands must be consistent with Goal 114 of this plan. The maximum density is one dwelling unit 
per twenty acres (1 du/20 acre) except as otherwise provided in Table 1(a) and Chapter XIII of this 
plan. (Amended by Ordinance No. 94-30) 
 
POLICY 1.5.2: When the exact location of Wetlands boundaries is in question, Chapter XIII of this plan 
provides an administrative process, including a field check, to precisely define the boundary. 
(Amended by Ordinance No. 94-30) 
 

Using the unified state delineation methodology and the administrative process described in Policy 1.5.2 
the applicant has demonstrated that there are 149± acres of Wetlands on the subject site.  The 
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requested amendments only redesignate the upland portions of the property from DR/GR to Sub-
Outlying Suburban.  The areas delineated as wetlands using the unified state delineation methodology 
will remain in the Wetlands future land use category.  Lee Plan Policy 1.5.1 permits low-density 
residential and recreational uses within the Wetland Future Land Use category. However, development 
may not negatively affect ecological functions and the maximum permitted density is one dwelling unit 
per 20 acres (1 DU/20 AC). 
 
Southeast Lee County Planning Community: 
The subject property has been included within Southeast Lee County Planning Community since the 
Planning Community was originally acknowledged in the June 1998 Lee Plan.  The Southeast Lee County 
Planning Community described as follows: 
   

Southeast Lee County - As the name implies, this Community is located in the southeast area of Lee 
County, south of SR 82, north of Bonita Beach Road, east of I- 75 (excluding areas in the San Carlos 
Park/Island Park/Estero Corkscrew Road and Gateway/Southwest Florida International Airport 
Communities), and west of the county line. With very minor exceptions, this community is designated 
as Density Reduction/Groundwater Resource, Conservation Lands (both upland and wetlands), and 
Wetlands on the Future Land Use Map. This community consists of regional mining operations, 
active and passive agricultural uses, public wellfields and water treatment plants, significant 
contiguous tracts set aside for preservation, a private golf course, and very large lot residential home 
sites. Through the year 2030, Southeast Lee County will change dramatically. Mining pits will double 
in size as the northwest portion serves as the major supplier of limerock aggregate for southwest 
Florida, an activity that continues to generate significant truck traffic especially on Alico Road. The 
remainder of Southeast Lee County will continue as the county’s primary agricultural region and 
home to its largest (and still expanding) natural preserves. Residential and commercial development 
will not be significantly increased except in very limited areas where development rights are 
concentrated by this plan. Some existing farmland will be restored to natural conditions to increase 
the natural storage of water and to improve wildlife habitat. (Added by Ordinance No. 99-15, 
Amended by Ordinance No. 07-12; 10-20) 

 
Goal 33 was later incorporated into the Lee Plan for the Southeast Lee County Community Planning area 
in October 2010.  The subject property was included in the areas that are subject to Goal 33 since it had 
previously been identified in the DR/GR future land use category and the Southeast Lee County Planning 
Community.  Goal 33, in part, provides: 

 
GOAL 33: SOUTHEAST LEE COUNTY. To protect natural resources in accordance with the County’s 
1990 designation of Southeast Lee County as a groundwater resource area, augmented through a 
comprehensive planning process that culminated in the 2008 report, Prospects for Southeast Lee 
County. To achieve this goal, it is necessary to address the inherent conflict between retaining 
shallow aquifers for long-term water storage and extracting the aquifer’s limestone for processing 
into construction aggregate. 
 

Water Resources:  
As previously noted, one of the primary functions of the DR/GR future land use category within the 
Southeast Lee County Community Planning area is the ability to provide recharge areas for groundwater 
resources and potential for development of wellfields.   
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The subject property does not have a high potential of wellfield development, nor does it provide 
substantial recharge benefits similar to other areas of Southeast Lee County due to differences in the 
subject property’s hydrogeology as compared to the hydrogeology of areas in closer proximity to Lee 
County’s existing wellfields.  This is illustrated in Figure 1 below: 

 

 
Figure 1: Stratigraphic Column near subject property (L-1993) and in east central Southeast Lee County (L-
615) (provided in application materials on 11-15-2016). 

The thickness of the limestone layer in the central DR/GR gives those sites high potential for wellfield 
development.  Conversely, the subject site does not have this same characteristic which impacts its 
ability to serve as a potential wellfield.  Lee Plan Map 8 shows the locations of permitted wells and 
wellfield protection zones.  No public water supply wells in the Surficial Aquifer are located within 3-mile 
radius of the subject property.   
 
Most of the existing users in the vicinity of the subject property withdraw from the Sandstone Aquifer. 
USGS Monitoring Well No. L-729, which monitors the Sandstone Aquifer water levels east of the subject 
property, shows a downward trend of water levels since start of monitoring in 1976.  However, this 
trend has “flattened” out during the past few years. To address stresses on the Sandstone Aquifer, due 
to extensive use and to safeguard nearby legal users, the applicant is proposing to install devices to 
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monitor water levels and cut-off switch to cease pumping to minimize impacts to nearby users.  In 
addition, the applicant intends to construct onsite stormwater lakes and recharge them with water from 
the Sandstone Aquifer only when there is a need. The application materials indicate that recharging 
lakes would benefit the Surficial Aquifer and wetlands in the vicinity which are currently impacted by the 
permitted agricultural uses.  
 
One of the Lee Plan policies related to request is Policy 2.4.2, which must be considered for changes to 
the Future Land Use Map when changing from DR/GR to a more dense or intense land use category.  
Policy 2.4.2 is stated below: 
 

POLICY 2.4.2: All proposed changes to the Future Land Use Map in critical areas for future potable 
water supply (Lehigh Acres as described in Policy 54.1.9; and all land in the Density Reduction/ 
Groundwater Resource land use category) will be subject to a special review by the staff of Lee 
County. This review will analyze the proposed land uses to determine the short-term and long-term 
availability of irrigation and domestic water sources, and will assess whether the proposed land uses 
would cause any significant impact on present or future water resources. If the Board of County 
Commissioners wishes to approve any such changes to the Future Land Use Map, it must make a 
formal finding that no significant impacts on present or future water resources will result from the 
change. 
 

The Lower West Coast Water Supply Plan (LWCWSP) and its subsequent updates encourage a number of 
water supply strategies to help conserve and sustain traditional groundwater supplies within Lee 
County. To protect water resources in fast growing regions, the LWCWSP promotes the implementation 
of alternative water supply sources such as the use of reclaimed water, seasonal surface water usage, 
and water conservation measures to reduce overall demand. 
 
Because reclaimed water for irrigation is unavailable, the proposed amendment with the concurrent 
rezoning will satisfy many of the LWCWSP’s goals and objectives through the following methods: 
 

 The conjunctive use of surface and groundwater supply sources (seasonal surface water usage). 
During periods of high demand and/or dry season, the temporary and limited augmentation of 
groundwater (i.e., from the Sandstone Aquifer) is also anticipated to improve overall pond water 
quality.  Similar practices are being implemented at Gateway and Jet Blue sites which are at the 
vicinity of the subject property.   

 

 The centralized master control of the irrigation delivery system that prevents individual 
homeowners from initiating irrigation events (water conservation/demand management). Irrigation 
demands are expected to be met using withdrawals from the internal storm water management 
system ponds by a master-controlled irrigation system. This system will regulate both the timing and 
duration of irrigation events in order to maximize conservation of water supplies. The withdrawal 
and recycling of storm water is expected to reduce nutrient load discharge onto County’s MS4 
system.   

 
Further benefits to the water resources will be achieved by plugging and abandoning the two onsite 
wells located in the shallow unconfined Surficial Aquifer System (Water Table Aquifer).  Plugging of the 
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existing wells is anticipated to reduce the potential for adverse impacts to nearby wetlands, 
environmental systems, and improve groundwater recharge potential to the Surficial Aquifer System.   

 
Based on the information provided, staff finds that no significant impacts on present or future water 
resources will result from the change.  Staff recommends that the Board of County Commissioners 
make a formal finding that no significant impacts on present or future water resources will result from 
changing the Future Land Use Category, as required in Lee Plan Policy 2.4.2 and Policy 2.4.3. 
 
Six Mile Cypress Watershed: 
According to the 2008 Dover Kohl Study, Prospects for Lee County, the restoration of the Estero River 
and the Flint Pen/Imperial River watersheds is an important aspect of the DR/GR future land use 
category and Southeast Lee County Planning Community.  Lee Plan Policy 117.1.8 provides that Lee 
County should protect the Flint Pen as an area for water retention and aquifer recharge.  However, 
unlike the majority of properties within the Southeast Lee County Planning Community, the subject 
property does not lie within the Imperial or Estero River watersheds.   

 
Figure 2: Lee County Watershed Sub-Basins in relation to the subject property. 

The subject property is within the Six Mile Cypress watershed sub-basin and does not have any 
significant surface water connection to the Estero River or Flint Pen watershed sub-basins.  Removing 
the subject property from the DR/GR future land use category and the Southeast Lee County Planning 
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community will not have any impact on the surface water flow within the remainder of Southeast Lee 
County.   

 
Wildlife: 
Another goal of the DR/GR future land use category and the Southeast Lee County Planning community 
is the protection/restoration of large-scale ecosystems, especially when it connects to existing wildlife 
corridors and conservation areas.  Unlike other areas of the DR/GR, the subject property does not 
support wildlife corridors for species such as the Florida panther and Florida black bear. This is due to 
the subject property being bordered on two sides by multi-lane arterial roadways and urban 
development including a developed portion of Lehigh Acres to the north and Gateway to the west. The 
subject property is also bordered on the eastern side by the Central Urban future land use category 
which permits up to 15 units per acre as well as a large variety of non-residential uses.  The absence of a 
wildlife corridor is evidenced by the lack of Florida panther telemetry within the subject property.   

 
The subject property is also not an ideal location for the development of a wildlife corridor in the future. 
Urban development along two of the properties three sides, the extension of Daniels Road to SR 82, and 
the subject property being located partially within Southwest Florida International Airport's 10,000-foot 
hazardous wildlife buffer all make the creation of a wildlife corridor highly unlikely.  Furthermore, there 
are no large-scale public or private preservation lands adjacent to the subject property that would 
provide critical wildlife connections.   
 
Proposed Future Land Use Category – Sub-Outlying Suburban: 
The subject property is bordered on three sides by urban future land categories. These include the 
Gateway DRI within the New Community future land use category, which permits up to 6 units an acre, 
and the Lehigh Acres community within the Central Urban future land use category which permits up to 
15 units per acre including bonus density.  The fourth side is bordered by Daniels Parkway, a major 4-
lane divided arterial roadway that helps to connect Lehigh Acres to the rest of Lee County.  The location 
of the subject property, based on the characteristics of the surrounding land uses, land development 
patterns, public facilities, and hydrogeology are not consistent with the DR/GR future land use category 
or the Southeast Lee County Planning Community.   
 
Portions of the subject property have previously been identified to be developed with an urban form of 
development. These areas were identified as a Mixed-Use Community during the 2008 DR/GR study, 
and are currently identified as such on Lee Plan Map 17: Southeast DR/GR Residential Overlays. This 
would allow for an urban form of development on the subject property that is more intense than what is 
being requested by the applicant.  Figure 3, below shows the anticipated development that could be 
administratively approved in the subject site.  Through these amendments, the applicant is requesting 
that the Mixed Use Community identified on the subject property be deleted from Map 17 of the Lee 
Plan.  
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Figure 3:  Conceptual regulating plan from LDC Figure 32-405(c) for Mixed-Use Community on the 
subject site. 

The applicant has requested that the subject property be re-designated to Sub-Outlying Suburban, 
which is described in Lee Plan Policy 1.1.11 and provided in part below: 

 
POLICY 1.1.11: The Sub-Outlying Suburban areas are residential areas that are predominantly low-
density development. Generally the requisite infrastructure needed for higher density development is 
not planned or in place. It is intended that these areas will develop at lower residential densities than 
other Future Urban Areas and are placed within communities where higher densities are 
incompatible with the surrounding area and where there is a desire to retain a low-density 
community character. Higher densities, commercial development greater than neighborhood 
centers, and industrial land uses are not permitted. The standard density range is from one dwelling 
unit per acre (1 du/acre) to two dwelling units per acre (2 du/acre). Bonus densities are not allowed. 
 



 
Staff Report for   March 17, 2017 
CPA2011-08  Page 12 of 13 

 

This policy provides that these areas contain predominately low-density residential development as is 
being proposed by the applicant.  The density of the Sub-Outlying Suburban future land use category on 
the subject property will provide for a transition between the lower density of the DR/GR (1 unit per 10 
acres) and the higher densities of Central Urban (10 units per acre) and New Community (six units per 
acre).   
 
The applicant has requested that the subject property be included within the Gateway/Airport Planning 
Community which is described in the Lee Plan Vision Statement in part below: 
 

 Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and north of 

Alico Road including those portions of the Gateway development that either have not been or are not 

anticipated to be annexed into the City of Fort Myers, the Southwest Florida International Airport 

and the properties the airport expects to use for its expansion, the lands designated as Tradeport, and 

the land designated as Industrial Development west of I-75 north of Alico Road. In addition to these 

two land use designations, properties in this community are designated New Community (the 

Gateway development), Airport, Rural, and General Interchange. The road network in this 

community is planned to change dramatically over time creating access to and from this community 

to the north, south, and east without relying on I-75. 

 

There are three distinct areas within this community. The Gateway portion of this community is the 

area where residential uses will occur. Gateway will be a thriving, nearly built-out, mixed-use 

community in 2020. The population of this community is anticipated to grow substantially from today 

to 2030. 

 
The subject property is consistent with the vision for the Gateway portion of this Planning Community.  
As anticipated within the vision statement the Gateway DRI is a nearly built-out mixed-use community.  
The addition of the subject property will allow this area to continue to grow in a manner that is similar 
and compatible with the existing residential development with the Gateway Community.  In addition, 
the subject property is consistent with the location described in the vision statement for the Planning 
Community.  The subject property is “located South of SR 82, generally east of I-75, and north of Alico 

Road” and has “ not been or are not anticipated to be annexed into the City of Fort Myers, the Southwest 

Florida International Airport and the properties the airport expects to use for its expansion.” 
 

PART 5 
CONCLUSIONS 

 
The Timber Creek property is approximately 628 acres and is located in the Southeast Lee County 
Planning Community and the Density Reduction/Groundwater Resource (DR/GR) and Wetlands future 
land use categories.  In addition to the requested amendments to the comprehensive plan the applicant 
has filed a request to rezone 655 acres, which includes the subject property, to a Mixed Planned 
Development to allow up to 1,315 dwelling units as well as commercial development within the area 
that is currently within the Central Urban future land use category. 
 
The subject property does not contribute to the goals identified in the Lee Plan for the DR/GR future 
land use category or the Southeast Lee County Planning Community.  The property is bifurcated from 
other lands in the DR/GR and Wetlands future land use categories within the Southeast Lee County 
Community Planning area by Daniels Parkway which is programmed to be six-lane in the 2040 
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Metropolitan Planning Organization Long Range Transportation Plan.  In addition, its physical surface 
water and groundwater characteristics are different than those lands in the DR/GR and Wetlands future 
land use categories on the south side of Daniels Road.  The subject property does not have a high 
potential of wellfield development, nor does it provide substantial recharge benefits similar to other 
areas of Southeast Lee County.  The subject property is not adjacent to any preservation areas and is not 
suitable for development of wildlife corridors.  The requested amendments will not significantly impact 
present or future water resources of Lee County.  Therefore, staff finds that the DR/GR future land use 
category is not appropriate for the site. The requested amendment to Sub-Outlying Suburban, at a 
density of two units per acre is more appropriate for the subject property. 
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TABLE 1(b)

Year 2030 Allocation

Future Land Use Category
Northeast Lee 

County
Boca Grande

Bonita 

Springs

Fort Myers 

Shores
Burnt Store Cape Coral Captiva Fort Myers

Fort Myers 

Beach

Daniels 

Parkway

Existing Proposed Existing Proposed

 Intensive Development 1,376 1,376 20 27 250

 Central Urban 14,766 14,766 225 230

 Urban Community 18,084 17,621 520 485 637 250 250

 Suburban 16,623 16,623 1,810 85

 Outlying Suburban 3,957 3,957 30 40 20 2 500 1,552

Sub-Outlying Suburban 1,548 1,775 367 227

Commercial

 Industrial 79 79 39 20 20

 Public Facilities 1 1 1

 University Community 850 850

Destination Resort Mixed Use Water Dependent 8 8

Burnt Store Marina Village 4 4 4

 Industrial Interchange 

 General Interchange 125 125 11 11 32

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 900 900 900 900

Airport

Tradeport 9 9 9 9

 Rural 8,313 8,313 1,948 1,400 636 1,500

 Rural Community Preserve 3,100 3,100

Coastal Rural 1,300 1,300

 Outer Island 202 202 5 1 150

 Open Lands 2,805 2,805 250 590 120

Density Reduction/ Groundwater Resource 6,905 6,905 711 94 94

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

80,955 80,719 3,464 485 4,500 1,250 29 651 604 1,284 1,511 3,204

Commercial 12,793 12,793 57 52 400 50 17 125 150 1,100 1,100 440

Industrial 13,801 13,801 26 3 400 5 26 300 3,100 3,100 10

Public 82,313 82,565 7,100 421 2,000 7,000 20 1,961 350 7,500 7,752 2,477

Active AG 17,027 17,027 5,100 550 150 20

Passive AG 45,585 45,106 13,549 2,500 109 1,241 1,241 20

Conservation 81,933 81,933 2,214 611 1,142 3,236 133 1,603 748 2,798 2,947 1,733

Vacant 22,768 23,231 1,953 226 931 34 45 300 300 63

357,175 357,175 33,463 1,572 11,718 12,731 259 4,340 2,197 17,323 17,951 7,967

Population Distribution (unincorporated Lee County) 495,000 495,000 5,090 1,531 30,861 3,270 225 530 5,744 15,115 18,332 16,375

Gateway/ AirportLee County Totals

0

Unincorporated County Total Residential

Non Regulatory Allocations

Total

3/17/2017 (Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 16-02, 16-17) Table 1(b) Page 1 of 2



TABLE 1(b)

Year 2030 Allocation

Future Land Use Category

 Intensive Development 

 Central Urban 

 Urban Community 

 Suburban 

 Outlying Suburban 

Sub-Outlying Suburban

Commercial

 Industrial 

 Public Facilities 

 University Community 

Destination Resort Mixed Use Water Dependent

Burnt Store Marina Village

 Industrial Interchange 

 General Interchange 

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

Mixed Use Interchange

 New Community 

Airport

Tradeport

 Rural 

 Rural Community Preserve 

Coastal Rural

 Outer Island 

 Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

Vacant

Population Distribution (unincorporated Lee County)

0

Unincorporated County Total Residential

Non Regulatory Allocations

Total

Iona/ 

McGregor
San Carlos Sanibel

South Fort 

Myers
Pine Island

North Fort 

Myers
Buckingham Estero Bayshore

Existing Proposed Existing Proposed

660 3 42 42 365 9

375 17 3,140 8,179 8,179 2,600

850 1,000 860 500 12,422 11,959 110 450

2,488 1,975 1,200 675 6,690 1,700

377 600 382 454

25 140 66 950

5 5 10

850

8

15 15 31 6 30

90 190 14 14 500 50 635 1,350

3,100

1,300

1 45

45 1,800

4,000 4,000 2,100

4,104 3,962 5,870 3,313 20,657 20,194 4,015 4,015 10,753 3,326 3,254 6,230

1,100 1,944 2,100 226 1,420 1,420 68 68 1,687 18 1,700 139

320 450 900 64 300 300 7,246 7,246 554 5 87 5

3,550 3,059 3,500 2,100 15,289 15,289 12,000 12,000 4,000 1,486 7,000 1,500

2,400 7,171 7,171 200 411 125 900

815 18,000 17,521 1,532 3,619 200 4,000

9,306 2,969 188 14,767 1,541 1,541 31,359 31,210 1,317 336 5,068 864

975 594 309 3,781 8,697 9,160 470 470 2,060 1,000 800 530

19,355 12,978 12,867 27,466 47,904 47,904 80,329 79,701 22,103 10,201 18,234 14,168

34,538 36,963 58,363 13,265 160,405 157,188 1,270 1,270 71,001 6,117 25,577 8,760

Southeast Lee CountyLehigh Acres

3/17/2017 (Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 16-02, 16-17) Table 1(b) Page 2 of 2



 

 

To review the Timber Creek application materials, please click the link below: 

CPA2016-00007 (Timber Creek) 

http://www.leegov.com/dcd/Documents/Agendas/LPA/2017/03/CPA2016-00007.pdf    
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Growth Management 
 



 

 
STAFF REPORT FOR 

CPA2017-01: Growth Management 
County Initiated Text and Map Amendments to the Lee Plan 

 

 
 

 

Applicant: 
Board of County 
Commissioners 
 
Representative: 
Department of 
Community 
Development 
 
Location: 
County Wide 
 
Amended 
Elements: 
Future Land Use 
Transportation 
Housing 
Glossary 
 
Attachments: 
Text amendments 
Map 3D 
Map 19 
Map 22 
 

Hearing Dates: 
LPA:  3/27/2017 
 
 
 
 
 
 
 
 
 

REQUEST 

Amend the Lee Plan to align land use and transportation policies. The amendments that deal 

with land use will: clarify existing requirements; reorganize the goals, objectives, and policies 

to group topics such as development standards, growth management, and mixed use; and, 

provide for alternative development regulations that allow for urban forms of development 

within the Mixed Use Overlay. The amendments that address transportation will: reduce 

redundancies; align with state statutes; recognize a multi-modal transportation network; and 

allow for different roadway cross-sections based on location. The proposed amendments will 

not change allowable densities and intensities within Lee County. 

 

RECOMMENDATION 

Staff recommends that the Board of County Commissioners transmit the proposed 

amendment based on the analysis and findings in this staff report. 

 

SUMMARY OF SUBSTANTIVE CHANGES 

• Distinguish between Future Urban, Suburban, and Non-Urban Areas based on future 

land use category designation. 

• Clarify how to calculate density in Future Urban Areas and the Mixed Use Overlay. 

• Update or remove references to commercial site location standards as needed for 

consistency. 

• Reorganize and relocate provisions regarding mixed use development into a single 

Lee Plan Goal, “Goal 11:  Mixed Use.” 

• Reorganize and clarify provisions relating to the Southeast Lee County TDR Program 

and Mixed-Use Communities and relocate regulatory and procedural provisions to 

the Land Development and Administrative Codes for consistency with the Greater 

Pine Island and Wetlands TDR Programs. 

• Update or remove redundant and outdated provisions from both the Future Land 

Use and Transportation Elements. 

• Substantiate amendments to the Land Development Code (LDC) to implement the 

proposed Lee Plan amendments.  LDC amendments will include: 

• Different roadway cross-sections based on location using context sensitive design 

for Future Urban, Suburban, or Non-Urban Areas; and 

• Alternate development regulations to make urban type development patterns 

and design more feasible within the Mixed Use Overlay. 
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PART 1 
BACKGROUND INFORMATION 

 
The Lee Plan, for many years, has encouraged mixed use, infill, and redevelopment.  However, 
mechanisms to facilitate these strategies were not fully created or implemented. 
 
On November 17, 2015, the Board of County Commissioners provided direction for staff to complete a 
coordinated planning review to identify Lee Plan amendments that: better align with the BoCC strategic 
planning initiatives; streamline; eliminate potential liabilities; reduce redundancy and conflict within and 
between Lee Plan Goals; and, relocate regulatory provisions to the Land Development Code.  Based on 
this direction, staff identified and presented potential amendments to the Board at the May 3, 2016 
Board Work Session.   
 
These Growth Management amendments are intended to align Lee County’s Land Use and 
Transportation Goals based on the Board’s strategic policy priority of managing growth.  Staff made 
presentations to the Board at their November 15, 2016 and January 25, 2017 Work Sessions regarding 
the objectives of these amendments further discussed below. 

 
PART 2 

STAFF DISCUSION and ANALYSIS 
 
The proposed amendments are based on the following three objectives:   
 

1. Integrate land use and transportation planning; 
2. Encourage dense and intense development in appropriate locations and facilitate infill 

development and redevelopment; and 
3. Better organize and streamline the Lee Plan and LDC where appropriate. 

 
Amendment Objective 1:   Integrate land use and transportation planning 
 
The need to coordinate transportation and land use planning is becoming widely acknowledged and is a 
strategic policy priority of the Board of County Commissioners.   
 
The Lee Plan and LDC currently do not differentiate transportation infrastructure and facilities based on 
location within the County.  Historically, there were also state transportation concurrency requirements 
and Lee County commercial site location standards that unintentionally encouraged a patchwork 
development pattern.  As a result, development form is consistent throughout Lee County regardless of 
location or intended users.  Staff is recommending amendments to the Lee Plan that will recognize 
different infrastructure and facility needs in urban versus non-urban locations.     
 
In order to facilitate context sensitive transportation facility design, the existing future land use 
categories are being grouped as Future Urban, Suburban and Non-Urban Areas based on allowed uses 
and maximum densities.  Figure 1 illustrates the areas of Lee County defined as Future Urban, Suburban 
and Non-Urban Areas.  The proposed definitions are provided in Attachment 1. 
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Figure 1: Future Urban, Future Suburban, and Future Non-Urban Areas as proposed to be defined in the Glossary.  This Figure 
is for illustrative purposes and not proposed to be adopted into the Lee Plan. 

In the LDC a distinction in roadway cross-sections, connection separations, and pedestrian, bicycle, and 
transit facility requirements will be made based on location within the Future Urban, Suburban, and 
Non-Urban Areas.  An example is provided in the three cross sections below for Minor Collector 
Roadways in Future Urban, Suburban and Non-Urban Areas:   

 

Figure 2:  Examples of varying minor collector roadway cross sections in Future Urban, Suburban, and Non-Urban Areas 
within Lee County that will be provided for in the LDC. 

By planning and providing for transportation based on location, Lee County will be better able to serve 
anticipated users of the transportation system. 
 
Amendment Objective 2:  Encourage dense and intense development in appropriate locations and 

facilitate infill development and redevelopment 
 
The Lee Plan currently encourages mixed use development, infill development, and redevelopment; 
however, these provisions are difficult to understand and implement which hinders development and 
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redevelopment in areas where it is desired, such as in the Mixed Use Overlay.  Lee Plan goals, objectives, 
and policies that impede development and redevelopment in Lee County’s Future Urban Areas are 
indirectly encouraging the proliferation of development within Future Non-Urban Areas.   
 
In order to make it easier “to do business” within areas appropriate for more dense and intense 
development, staff is proposing amendments that will provide for more development opportunities in 
the Mixed Use Overlay by incorporating urban design standards in the LDC.  The Mixed Use Overlay 
areas are shown in Figure 2.  Also by reorganizing existing provisions and proposing clear and purposeful 
revisions, the regulations and process becomes more transparent and predictable. 
 

 
Figure 3: Mixed Use Overlay. 

As set forth in the Lee Plan, the Mixed Use Overlay (Map 1, Page 6) identifies “locations desirable for 
mixed use that are located in close proximity to: public transit routes; education facilities; recreation 
opportunities; and existing residential, shopping and employment centers.” The Mixed Use Overlay was 
adopted by Lee County Ordinance 07-15 on May 16, 2007, as recommended by staff in CPA2005-37.  
The Staff Report for CPA2005-37 provided that: 
 

“The intent of the Mixed Use Overlay is to designate areas were commercial activity can occur with 
the added element of residential uses.  In order to implement many of the principles of Smart Growth 
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and New Urbanism it is critical that the selection of these sites follow a firm set of criteria.  The 
objective specifies the desired development pattern will be mixed use, traditional neighborhood, and 
transit oriented designs.  Clearly, transit oriented developments require close proximity to transit 
routes.  Currently, Lee County’s only transit system is the Lee Tran bus system.  Therefore, overlay 
locations will be evaluated for proximity to existing and future routes on this system.  When possible, 
access to multiple routes is preferred to allow residents access to a greater array of destinations 
from a single site as well as access to the site from a variety of areas of the county without the need 
to transfer between routes.”   

 
Since the Mixed Use Overlay was adopted it has been expanded three times through adoption of 
community plans, and once through the University Highlands DRI related amendment (The University 
Highlands DRI is now within the Village of Estero).  Staff is not proposing any additions to or deletions 
from the Mixed Use Overlay at this time.  
 
The proposed amendments will allow for land development regulations that will create a more dense, 
intense and mixed-use form of development in Future Urban Areas and the Mixed Use Overlay by 
supporting development at maximum allowable densities, allowing density to be calculated using 
residential and non-residential areas of developments and utilizing conventional zoning districts such as 
C-1, C-1A and C-2.  Subsequent amendments to the LDC will provide alternate development regulations 
within the Mixed Use Overlay for height, setbacks, landscape requirements, and parking requirements.  
The proposed amendments do not increase allowable densities or intensities within any future land 
use category, but will allow for redevelopment, infill, and continued growth of Lee County’s Future 
Urban Areas.   
 
The proposed amendments will help accommodate Lee County’s anticipated growth, in appropriate 
locations, through the year 2040.  Figure 4, shows the distribution of Lee County’s 2010 residential 
population density based on 2010 census data and Lee County’s 2040 projected population based on 
Lee County  Metropolitan Planning Organization’s (MPO) adopted 2040 Transportation Model.   
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Figure 4:  2010 and 2040 (Projected) residential population densities per acre. 

The proposed amendment will also help to accommodate anticipated employment density in the areas 
in Lee County where employment is project to increase.  Figure 5, shows employment density based on 
2010 employment data and the 2040 Transportation Model adopted by the MPO. 

 
Figure 5: 2010 and 2040 (Projected) employment densities per acre. 

Accommodation of the projected 2040 population and employment distribution (based on state 
population projections and adopted MPO projected distribution) helps to assure that the Lee Plan 
remains consistent with state and regional plans. 
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The proposed amendments play a significant role in where Lee County plans to accommodate 
anticipated residential and non-residential growth and in making certain that it occurs in the 
appropriate areas.    Goal 2 of the Lee Plan addresses “Growth Management” and Objective 2.1 
specifically addresses “Development Location.” The Growth Management provisions of the Lee Plan 
encourage contiguous and compact growth patterns within Future Urban Areas in order to contain 
urban sprawl, conserve land, water, and natural resources, and minimize the cost of services.  Goal 2, 
Objective 2.1, and Policy 2.1.1 are provided below: 
 

GOAL 2: GROWTH MANAGEMENT. To provide for an economically feasible plan which 

coordinates the location and timing of new development with the provision of infrastructure by 

government agencies, private utilities, and other sources. 

 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will 

be promoted through the rezoning process to contain urban sprawl, minimize energy costs, conserve 

land, water, and natural resources, minimize the cost of services, prevent development patterns where 

large tracts of land are by-passed in favor of development more distant from services and existing 

communities. (Amended by Ordinance No. 94-30, 00-22) 

 

POLICY 2.1.1: Most residential, commercial, industrial, and public development is expected to 

occur within the designated Future Urban Areas on the Future Land Use Map through the assignment 

of very low densities to the non-urban categories. 

 

The proposed amendments are intended to help accommodate increased development within the 
defined Future Urban Areas and the Mixed Use Overlay.  The amendments will further the Growth 
Management goals, objectives and policies currently in the Lee Plan by allowing for a more urban, 
compact development form within these defined areas.  Creating a more compact form of development 
will minimize the per capita cost of public services and infrastructure such as transportation and utilities 
facilities.  Therefore, the proposed amendments are consistent with the Lee Plan. 

 

Amendment Objective 3:   Better organize and streamline the Lee Plan and LDC where appropriate 
 
Over the past two decades there have been numerous publically and privately initiated Lee Plan 
amendments which have inadvertently resulted in redundancies, outdated cross-references and an 
unpredictable organization.  Also, there are many provisions of the Lee Plan that are regulatory in 
nature and better suited to be in the Land Development Code.  Staff is proposing amendments to create 
a more user friendly document by:   

 Relocating policies as necessary to provide rational continuity throughout Lee Plan; 

 Revising or rewriting certain policies in an effort to make them more clear and concise; 

 Relocating portions of the Southeast Lee County TDR Program to the LDC for consistency with Lee 
County’s other TDR programs; 

 Relocating regulatory language to the LDC and procedural language to the Administrative Code; and 

 Removing duplicative policies and updating cross-references. 
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PART 3 
SUMMARY OF AMENDMENTS 

 
Below is a summary of the proposed amendments.  The full proposed strikethrough and underline text 
and map amendments are included in Attachment 1.  The page numbers in parentheses in this portion 
of the staff report refer to the page number of the corresponding amendments in Attachment 1. 

 
Chapter 2 (Future Land Use Element) 

 
Objective 1.1, 1.3 (Page 1) 
Change:   Amend Objectives 1.1, 1.3, Policies 1.1.5, 1.1.6, 1.1.7, 1.1.10, 1.1.11, and 1.4.3. These 
amendments help to clarify the distinction between urban and suburban areas within the Lee Plan, 
update cross references, and eliminate references to commercial site Location Standards. 
Reason:  Cleanup site location standards and clarify urban, suburban and non-urban areas.  
 
Objective 2.12 (Page 3) 
Change:  Relocate Objective 2.12 to a new Goal 11: Mixed Use Development. 
Reason:  Move provisions addressing mixed use development to one location.     
 
Goal 4 (Page 4) 
Change:  Rename existing Goal 4: Sustainable Development Standards to Goal 4: General Development 
Standards. Lee Plan language from Goal 11: Water, Sewer, and Environmental Review Standards are 
relocated into this goal, and revised to update cross references to Florida Statutes and remove traffic 
requirements that are duplicated in the Land Development Code (LDC). Existing language from Objective 
4.1 and Policy 4.1.2 are deleted since they are superfluous.  
Reason:   This change provides better organization of the Lee Plan and removes language that is 
duplicative of language elsewhere in the Plan or LDC. 
 
Objective 4.2 (Page 5) 
Change:  Relocate Objective 4.2 to a new Goal 11: Mixed Use Development.  
Reason:   Move provisions addressing mixed use development to one location.     
 
Objective 4.3 (Page 6) 
Change:  Delete Objective 4.3 and Policies 4.3.1 through 4.3.9 and move the allowance to calculate 
residential density from non-residential areas within the Mixed Use Overlay to Goal 11.   
Reason:   Move provisions addressing mixed use development to one location.     
 
Objective 4.4 (Page 9) 
Change:  Move Objective 4.4 to the Community Facility and Services Element of the Lee Plan at 
Objective 61.4.  
Reason:  This change provides better organization of the Lee Plan. 
 
Policies 6.1.2, 6.1.8 and 9.2.2; Objective 10.3 (Page 9) 
Change: Amend Objective 10.3, and Policies 6.1.2, 6.1.8, and 9.2.2.  These amendments help to clarify 
the distinction between urban and suburban areas within the Lee Plan and the commercial uses that 
may be permitted within non-urban areas. 
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Reason:  Cleanup site location standards and clarify urban, suburban and non-urban areas.  Clarify what 
commercial uses are permitted within non-urban areas. 
 
Goal 11 (existing)(Page 10) 
Change: Incorporate the existing Goal 11: Water, Sewer, and Environmental Review Standards into a 
new Goal 4: General Development Standards.  
Reason:  This change provides better organization of the Lee Plan and removes language that is 
duplicative of language elsewhere in the Plan or the LDC. 
 
Goal 11 (proposed)(Page 11) 
Change:  Create a new Goal 11 titled “Mixed Use Development.”  The proposed Goal includes existing 
language from Objective 2.12 of Goal 2: Growth Management and Objective 4.2 of Goal 4: Sustainable 
Development Design.  In addition, there is a new policy that allows for the LDC to provide more urban 
site development standards within the Mixed Use Overlay.  These amendments also clarify how density 
is to be calculated in the Mixed Use Overlay and provides criteria to add properties to the Mixed Use 
Overlay. 
Reason:  This change provides better organization of the Lee Plan and encourages infill and 
redevelopment of the County’s urban and mixed use areas.  
 
Policy 16.2.7 (Page 13) 
Change:  Amend Policy 16.2.7 to update the cross reference to the Southeast Lee County TDR program. 
Reason:   Update cross reference. 
 
Objective 21.2; Policies 18.1.7, 20.1.2, 21.2.2 (Page 13) 
Change:  Amend Objective 21.2, and Policies 18.1.7, 20.1.2, and 21.2.2.  These amendments help to 
clarify the distinction between urban and suburban areas within the Lee Plan and eliminate references 
to commercial site location standards. 
Reason:  Cleanup site location standards and clarify urban, suburban and non-urban areas. 
 
Objective 27.2, Policies 27.2.1, 27.2.2, 27.2.3, and 27.5.2 (Page 14) 
Change:  Amend Objective 27.2 and subsequent policies. The amendments to Objective 27.2, Policy 
27.2.3 and 27.5.2 update the cross reference from the Page Park Overlay Map to Map 1, Page 7, the 
Page Park Mixed Use Overlay Map.  Policy 27.2.1 and Policy 27.2.2 are proposed to be deleted.  These 
policies directed Lee County to add Page Park to the Mixed Use Overlay and create LDCs for the Page 
Park Community.  These actions have been completed and the policies are no longer needed in the Lee 
Plan. 
Reason:  Update cross references and remove outdated policies. 
 
Policies 28.2.5, 28.2.6 and, 30.1.2 (Page 15) 
Change:  Amend Policies 28.2.5, 28.2.6 and, 30.1.2.  These amendments eliminate references to 
commercial site location standards. 
Reason:  Cleanup commercial site location standards. 
 
Policy 32.2.10 (Page 16) 
Change:  Add new policy to allow the Lehigh Acres Specialized Mixed Use Nodes to develop using Mixed 
Use Overlay standards.  
Reason:  Allow for a more urban form of development. 
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Objective 33.3 and Objective 33.4 (and subsequent policies) (Page 16) 
Change:  Amend Objective 33.3: Residential and Mixed Use Development within Goal 33 for Southeast 
Lee County. The updates are primarily to combine the Southeast Lee County Transfer of Development 
Rights (TDR) Program into one new Objective, Objective 33.4: Southeast Lee County Transfer of 
Development Rights (TDR) Program.  The Southeast Lee County TDR Program was originally established 
in 2010, and the new Objective does not change the way Transferable Development Units (TDUs) 
created from Density Reduction/Groundwater Resource (DR/GR) are calculated or the receiving areas 
where those TDUs can be used.  Amend Objective 33.3 to remove references to Chapter 32 of the LDC 
(Compact Communities), and also provide development alternatives for Mixed-Use Communities 
identified on Map 17.  Objective 33.4, as proposed, provides the generation rates for the Southeast Lee 
County TDR program and identifies possible receiving areas.  The details of the program are proposed to 
be in Chapter 2 of the LDC where the TDR programs for Wetlands and Greater Pine Island are currently 
located. 
Reason:  This change provides better organization of the Lee Plan, reorganizes the structure of the 
Southeast Lee County TDR program to be consistent with Lee County’s other TDR programs, and 
eliminates references to Chapter 32 and compact communities. 
 

Chapter 3 (Transportation Element) 
 

Goal 36 and Objective 36.1 (Page 24) 
Change:  Amend Goal 36 and Objective 36.1 to add reference to the Metropolitan Planning Organization 
(MPO) transportation maps, which will allow Lee County to coordinate with the MPO and ensure the 
MPO Plan and the Lee Plan remain consistent. Amendments also eliminate out of date references (Rule 
9J-5, project specific policy for Coconut Point DRI in the Village of Estero) or update as needed (the 2030 
Long Range Transportation).  
Reason:  These amendments assure consistency with Chapter 163 of the Florida Statutes, remove 
redundant language, and relocate regulations and codes to the appropriate place in the LDC or 
administrative codes. 
 
Objective 36.2 (Page 26) 
Change:  Delete Objective 36.2, Official Trafficways Map.   
Reason:  Eliminate out of date map reference (Trafficways Map) and redundancies (with Map 3A and 
3B). 
 
Goal 37, Objective 37.1 (Page 26) 
Change:  Amend Goal 37 and Objective 37.1 to make consistent with Florida Statute 163.3177. Eliminate 
internal redundancies with Policy 95.1.3. Modify out of date references to concurrency and LOS.  
Reason:  This change provides better organization of the Lee Plan by relocating regulations and 
processes to the LDC and removing redundancies. 
 
Objective 37.2 (Page 27) 
Change:  Amend Objective 37.2 to make consistent with Florida Statute 163.3177, eliminate internal 
redundancies, modify out of date references to concurrency and LOS, and update improvements that 
may be made to constrained roads.  
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Reason:  These amendments assure consistency with Chapter 163 of the Florida Statutes, align with 
BOCC direction, remove redundant language, and relocate regulations and codes to the appropriate 
place in the LDC or administrative codes. 
 
Objective 37.4 (Page 28) 
Change:  Amend Objective 37.4 to make consistent with Florida Statute 163.3180 and update 
procedures (proportionate share) and remove references to concurrency. Relocate regulations and 
processes (proportionate share to LDC Division 2 and AC-13-17). Align with BOCC strategic planning 
initiative (integrated transportation and land use planning). 
Reason:  Remove out of date cross references, and provide better organization of Lee County’s 
regulations 
 
Goal 38, Objective 38.1 (Page 29) 
Change:  Amend Goal 38 and Objective 38.1 to make consistent with F.S. 163.3180; reduce 
redundancies within plan (internally to Objective 38.1 and with Goal 39); update procedures; and 
relocate regulations and processes (LDC 2-275 and AC-11-5 (Road Impact Fees), LDC 10-287 
(Development Orders), and AC-3-15 (MSTBU)). 
Reason:  Align with BOCC strategic planning initiative (integrated transportation and land use planning). 
 
Objective 38.2 (Page 30) 
Change:  Amend Objective 38.2 to update prioritization for transportation projects; update procedures 
(concurrency consistency with F.S. 163.3180); reduce redundancies (internal to Objective 38.2 and with 
Goal 95); relocate regulations and processes (LDC Division 2, and AC-13-17 (Development Agreements)). 
Reason:  Alignment with strategic planning initiatives, updates administrative procedures, and better 
organizes the Lee Plan. 
 
Goal 39, Objective 39.1 (Page 31) 
Change:  Amend Goal 39 and Objective 39.1 for consistency with F.S. 163.3180 and 380.06; reduce 
redundancies (internal within Objective 39.1 and with Goal 11); relocate regulations and processes (LDC 
Chapter 2, Chapter 10, and AC-11-5, for access management and site-related improvements) 
Reason:  Consistency with state statutes, updates administrative procedures, and better organizes the 
Lee Plan. 
 
Objective 39.2 (Page 33) 
Change:  Amend Objective 39.2 to allow for context sensitive design of roadways; encourage higher 
density development at appropriate locations, infill and redevelopment; and consistency with F.S. 
163.3180.  
Reason:  Alignment with strategic planning initiatives (integrated transportation and land use planning). 
 
Goal 40 (Page 34) 
Change:  Delete Goal 40 and Objective 40.1. 
Reason:  Reduce redundancies (combined with Goal 39). Relocate regulations and processes (LDC 
Chapter 10-285, AC-11-3 access management and frontage roads).  
 
Objective 40.2 (renumbered to Objective 39.3 and Objective 39.4)(Page 35) 
Change:  Move Objective 40.2 to Objective 39.3 and Objective 39.4 and create amendments that will 
facilitate infill and redevelopment, system management and efficiency.  
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Reason:  Consistency with F.S. 163.3180, reduce redundancies, and provide better organization of the 
Lee Plan. 
 
Objective 40.3 (renumbered to Objective 39.5)(Page 36) 
Change:  Move Objective 40.3 to Objective 39.5 and allow for context sensitive design; system 
management; reduce redundancies (internal within Objective 39.5); and relocate regulations and 
processes (LDC Chapter 10-296 (design), LeeScape Master Plan).  
Reason:  Alignment with strategic planning initiatives (integrated transportation and land use planning). 
 
Objective 40.4 (renumbered to Objective 39.6)(Page 37) 
Change:  Move Objective 40.4 to Objective 36.6 and allow for context sensitive design; system 
management; reduce redundancies (internal within Objective 39.6 and with Objective 39.2); relocate 
regulations and processes (LDC Chapter 10-256, 10-296 and AC-11-9 (bicycle pedestrian design)). 
Reason:  Alignment with strategic planning initiatives (integrated transportation and land use planning). 
 
Goal 41 (renumbered to Objective 39.7)(Page 38) 
Change:  Renumber Goal 41 to Objective 37.1; create amendments that promote infill and 
redevelopment; reduce redundancies (internal within Objective 41.1 and with Objective 39.2); and, 
relocate regulations and processes (AC-11-14 traffic calming). 
Reason:  Alignment with strategic planning initiatives (integrated transportation and land use planning). 
 
Goal 43, Objective 43.1 (Page 39) 
Change:  Reword Goal 43 to make more concise. Eliminate last clause of Objective 43.1 to eliminate the 
reference to transit ridership revenues in 1999. Eliminate the rest of the policies (except 43.1.8, which is 
changed 43.1.3) related to the expansion and maintenance of transit services. Add Policy 43.1.4, which 
establishes the development and maintenance of a convenient public transit network between the 
county’s communities, the Southwest Florida International Airport, and Florida Gulf Coast University. 
Reason:  Reduce redundancies (internal within Objective 43.1 and within Objective 39.1 and new 
Objective 39.4).  
 
Objective 43.2 (Page 41) 
Change:  Delete Objective 43.2 related to new developments providing access to mass transit in order to 
reduce redundancies (with Objective 39.1) and relocate regulations to LDC 10-256, 10-442. 
Reason:  Reduce redundancies (with Objective 39.1).  
 
Objective 43.3 (Page 41) 
Change:  Add language for disseminating information about mass transit scheduling and service 
information to coordinate with Transit Development Plan (TDP). Eliminate language regarding transit 
revenue and ridership. 
Reason:  Evaluate done by dates and update procedures. 
 
Policy 43.4.1, Policy 43.4.2, Policy 43.4.3, Policy 43.4.4, Policy 43.4.5 (Page 41) 
Change:  Eliminate policy regarding transit accessibility for elderly and disabled residents. 
Reason:  Reduce redundancies (Objective 43.1). 
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Objective 43.5 (Page 42) 
Change:  Delete. 
Reason:  Reduce redundancies and improve clarity.  
 
Objective 44.1 (Page 42) 
Change:  Include language indicating updates will happen as needed, and adds language regarding 
queue line, exclusive bus lanes, and signal priority for transit vehicles. 
Reason:  Update procedures for the TDP. 
 

Chapter 8 (Housing) 
 
Policy 135.1.4 (Page 42) 
Change:   Eliminate, “as set forth in the Land Development Code (LDC), Sections 34-1511 to 34-1520”. 
Reason:   Correct an out of date cross reference. 
 

Glossary (Page 43) 
 
Added definitions: Future Suburban Areas, Future Non-urban Areas, Transfer Development Rights (TDR) 
Program, and Transfer Development Unit (TDU). 
Reason: To define terms that are proposed to be added to the Lee Plan. 
 
Deleted Definitions: Corner Store Commercial, Extended Pedestrian Shed, Façade, Form-Based Code, 
Streetscape, and Village Commercial. 
Reason: To delete terms that are no longer used within the Lee Plan. 
 
Amended Definitions 
 
Density, paragraph 3 
Change:  Eliminate language related to density calculation in areas identified on Mixed Use Overlay 
Map. 
Reason:  Duplicates Policy 11.2.8 
 
Density, paragraph 4 
Change:  Eliminate language related to areas in the Captiva community identified by Policy 13.2.1, 
pertaining to commercial development that includes commercial and residential uses within the same 
project or the same building that do not have to exclude the commercial lands from the density 
calculation. 
Reason:  Duplicates Policy 13.2.1. 
 
Density, paragraph 5 
Change:  Eliminate language regarding calculating density in Future Urban land use categories when 
development is mixed use. 
Reason:  Duplicates Policy 11.1.2. 
 
Future Urban Areas 
Change:  Add, “Future urban…that…allow for bonus density, and encourage a mixture of uses: General 
Interchange, and…” Eliminate language listing land uses after “Urban Community”. 
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Reason: Clarify urban, suburban and non-urban areas. 
 
Pedestrian Shed 
Change: Add, “The extended pedestrian shed is ½ mile, or an 8 or 10 minute walk from the common 
destination. This is the estimated distance that a person is willing to walk under special circumstances in 
order to reach a destination.” 
Reason: Combine definitions for “extended pedestrian shed” and “pedestrian shed”.   
 

Lee Plan Maps 
 
Map 3D: Existing and Proposed Walkways & Bikeways  
Change:  Combined Map 3D-1 (Bikeways/Walkways Facility Plan – Planned Facilities) and Map 3D-1 
(Bikeways/Walkways Facility Plan – Planned Facilities). 
Reason:  Reduce redundancies and eliminate out of date information.  
 
Map 19: Commercial Site Location Standards  
Change:  Delete. 
Reason:  Cleanup commercial site location standards. 
 
Map 22: Lee County Greenways Master Plan 
Changes (Numbers correspond to numbers on Existing Map 22):   

1. Removed; trail cut through Yucca Pens Wildlife Management Area 
2. Realigned to existing and planned shared use path along US 41 and Business 41; original trail cut 

through Prairie Pines Preserve 
3. Removed; trail cut through Telegraph Creek Preserve 
4. Removed section and realigned to N River Rd; original trail cut through Daniels Preserve at 

Spanish Creek 
5. Removed; trail outside of Lee County boundary 
6. Realigned to existing and planned shared use path along SR 80 (Palm Beach Blvd); original trail 

along FPL easement 
7. Realigned to Tice St to Staley Rd to Orange River Blvd to align with planned shared use paths 
8. Removed; trail along FPL easement adjacent to Waste-to-Energy facility 
9. Realigned to existing shared use path along Lee Blvd; original trail along canal 
10. Removed; trail along canal and cut through Hickey’s Creek Mitigation Park 
11. Realigned to planned shared use path along Greenbriar Blvd to Joel Blvd; Removed section from 

Joel Blvd east to Lee County line 
12. Realigned to planned shared use path along Bell Blvd 
13. Removed; trail along canal 
14. Removed; trail along canal 
15. Added connector trail along existing and planned share use path along SR 80 (Palm Beach Blvd) 
16. Removed for map clarity at this scale 
17. Streamlined map title to “Lee County Greenways Master Plan” 
18. Depicting existing and proposed shared use paths to provide consistency between Map 3D and 

Map 22 
19. Removed from map 
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PART 4 
CONCLUSIONS 

 
Staff is recommending amendments to the Lee Pan that will help to achieve the Board of County 
Commissioner’s strategic policy priority of managing growth by: integrating land use and transportation 
planning; encouraging dense and intense development in appropriate locations and facilitate infill 
development and redevelopment; and, better organizing and streamlining the Lee Plan and LDC where 
appropriate. 
 
Integrate land use and transportation planning: The amendments allow for land development 
regulations that make a distinction in roadway cross-sections; connection separations; pedestrian, 
bicycle, and transit facility requirements; based on location within the Future Urban, Suburban, and 
Non-Urban Areas.  This will allow Lee County to better serve the anticipated users of our transportation 
system within a given area and help efficiently allocate funding for transportation system improvements 
by designing and constructing facilities that are needed. 
 
Encourage dense and intense development in appropriate locations and facilitate infill development 
and redevelopment:  There are several existing provisions of the Lee County Comprehensive Plan and 
Land Development Code that impede urban/mixed use development, infill, and redevelopment in areas 
where it is desired, such as the Mixed Use Overlay.  The proposed amendments will allow for 
redevelopment, infill, and continued growth of Lee County’s Future Urban Areas and Mixed Use Overlay, 
but do not increase allowable densities or intensities within any future land use category.  The 
amendments are consistent with Lee Plan Goal 2: Growth Management and the subsequent objectives 
and policies.   
 
Organize and Streamline:  Over the past two decades there have been numerous publically and 
privately initiated amendments to the Lee Plan have resulted in an unintuitive organization of the Lee 
Plan.  The Lee Plan also contains many out of date cross-references and directives to Lee County staff.  
The proposed amendments aim to create a more user friendly document. 
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ATTACHMENT 1 CPA2017-01 

 

Text Amendments: 
 

OBJECTIVE 1.1: FUTURE URBAN AND SUBURBAN AREAS. Designate Areas with varying 

intensities designated by category on the Future Land Use Map (Map 1) categories of varying 

intensities to that provide for a full range of urban activities. These designations are based upon soil 

conditions, historic and developing growth patterns, and existing or future availability of public 

facilities and services. (The Future Land Use Map series also contains Map 2 and additional maps 

located in the appendix. A colored wall-size reproduction of Map 1 is also available.) 

 

POLICY 1.1.5: The Suburban areas future land use category are or will consist of be 

predominantly residential areas that are either on the fringe of the Central Urban or Urban 

Community areas future land use categories or in areas where it is appropriate to protect existing 

or emerging residential neighborhoods. These areas This category provides housing near the more 

urban areas but does not provide the full mix of land uses typical of urban areas. Commercial 

development greater than neighborhood centers, and iIndustrial land uses are not permitted. This 

category has a standard density range from one dwelling unit per acre (1 du/acre) to six dwelling 

units per acre (6 du/acre). The maximum total density may only be increased to eight dwelling 

units per acre (8 du/acre) utilizing Greater Pine Island Transfer of Development Units except in 

areas that specifically prohibit bonus density. Other forms of bonus densities are not allowed. 

(Amended by Ordinance No. 94-30, 16-07) 

 

POLICY 1.1.6: The Outlying Suburban areas are future land use category is characterized by 

their its peripheral location in relation to established urban areas. In general, these areas are this 

category is rural in nature or contains existing low-density development. Some, but not all, of the 

requisite infrastructure needed for higher density development is generally planned or in place. It 

is intended that these areas will develop at lower residential densities than other Future Urban 

Areas. As in the Suburban areas, higher densities, commercial development greater than 

neighborhood centers, and i Industrial land uses are not permitted. The standard density range is 

from one dwelling unit per acre (1 du/acre) to three dwelling units per acre (3 du/acre). Bonus 

densities are not allowed. (Amended by Ordinance 91-19, 03-20, 07-09) 

 

POLICY 1.1.7: The Industrial Development future land use category areas plays an important 

role in strengthening the county’s economic base and will become increasingly important as the 

county grows in size and urban complexity. To a great extent these are the areas to which Lee 

County must look for expanded job opportunities, investments and production opportunities, and 

a balanced and sufficient tax base. These areas uses have special locational requirements that are 

more stringent than those for residential areas, including transportation needs (e.g., air, rail, 

highway); industrial levels of water, sewer, fire protection, and other urban services; and 

locations that are convenient for employees to reach. Whereas, the other Future urban areas will 

include a broad combination of residential, commercial, public and limited industrial land uses, 

tThe Industrial Development area future land use category is to be reserved mainly for industrial 

activities per se, as well as for and selective land use mixtures. such as the combined uses of 

Appropriate land use mixtures include industrial, manufacturing, research, properly buffered 

recreational uses (except where precluded by airport hazard zone regulations) and office complex 

(if specifically related to adjoining industrial uses) that constitute a growing part of Florida’s 

economic development sector.  New limerock mining and fill dirt operations must be approved 

through the Mine Excavation Planned Development rezoning process in accordance with the Lee 

County Land Development Code. The 14± acre parcel redesignated by CPA2006-14 from the 
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Suburban to the Industrial Development future land use category, located north of Bayshore road 

and south of ACL Railroad right of way in Section 20, Township 43 South, Range 25 East will 

have a maximum Floor Area Ratio of 0.3. The 138± acres redesignated by CPA2008-07 from the 

Central Urban and Urban Community categories to the Industrial Development future land use 

category, within the Lehigh Acres Planning Community, will have a maximum Floor Area Ratio 

of 1.0. Retail, recreational and Retail and commercial service uses supporting neighboring 

industrial uses are allowed as follows if the following criteria are met:  

 

1. Retailing and/or wholesaling of products manufactured or directly related to that 

manufactured on the premises; or 

2. Commercial uses are integrated into the primary Research &Development/Industrial 

development; or,  

23. Commercial Recreational, service and retail uses may not exceed 20% of the total 

acreage within the Industrial Development future land use categories of areas per each 

Planning Community.  

 

(Amended by Ordinance No. 94-30, 98-09, 99-15, 02-02, 09-06, 09-12, 10-14, 10-16, 10-

20) 

 

POLICY 1.1.10: The Commercial future land use category is areas are located in close proximity 

to existing commercial areas or corridors accommodating employment centers, tourist oriented 

areas, and where commercial services are necessary to meet the projected needs of the residential 

areas of the County. These areas are specifically designated for commercial uses. Residential 

uses, other than bona fide caretaker residences, are not permitted in this future land use category 

except to the extent provided in Chapter XIII of the Plan. The Commercial areas are future land 

use category is in areas where residential uses are not expected or compatible due to the nature of 

the surrounding land uses and their location along major travel corridors. The commercial 

designation category is intended for use where residential development would increase densities 

in areas such as the Coastal High Hazard Areas of the County or areas such as Lehigh Acres 

where residential uses are abundant and existing commercial areas serving the residential needs 

are extremely limited.  

 

The requisite infrastructure needed for commercial development is generally planned or in place. 

New developments in this category must connect to a potable water and sanitary sewer system. 

Commercial retail developments, hotels and motels, banks, all types of office development, 

research and development, public, and other similar development will be predominate in the 

Commercial areas future land use category. Limited light industrial uses are also permitted, 

excluding outdoor storage type uses. Any redesignation of land to the Commercial land use 

category should occur along major travel corridors and at road intersections. The planned 

development rezoning process must be used to prevent adverse impacts to the surrounding areas 

and to ensure that appropriate site development regulations are incorporated into the development 

plans of each site. A maximum Floor Area Ratio (FAR) of 1 will be used as an index of intensity 

of development in the commercial category. Lee Plan Policies 28.2.11 and 29.1.8 specify portions 

of the North Fort Myers and Fort Myers Shores Planning Communities, where the maximum 

permitted FAR is 0.26 and 0.25 respectively. Development in this future land use category is not 

required to comply with the site location criteria provided in Goal 6 when appropriate site 

development regulations are incorporated into the planned development. (Added by Ordinance 

No. 07-09, Amended by Ordinance No. 10-34) 

 

POLICY 1.1.11: The Sub-Outlying Suburban areas future land use category is characterized by 

are low density residential areas that are predominantly low-density development. Generally the 
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requisite infrastructure needed for higher density development is not planned or in place. It is 

intended that these areas This future land use category will be develop at lower residential 

densities than other Future Urban Areas and are placed in areas within communities where higher 

densities would be are incompatible with the surrounding area and or where there is a desire to 

retain a low-density community character. Higher densities, commercial development greater 

than neighborhood centers, and I Industrial land uses are not permitted. The standard density 

range is from one dwelling unit per acre (1 du/acre) to two dwelling units per acre (2 du/acre). 

Bonus densities are not allowed. 

 

****************************************************************************** 

 

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Designate Special 

areas adjacent to the interchanges of Interstate 75 on the Future Land Use Map specialized categories 

for land adjacent to the interchanges of Interstate 75. It is important to make maximum beneficial that 

maximize use of these critical access points and at the same time avoid irreconcilable conflicts 

between competing demands will be designated on the Future Land Use Map., such as through traffic 

vs. local traffic, conservation vs. development, commercial development vs. industrial development, 

and tourist commercial facilities vs. general shopping facilities. Development in these areas must 

minimize adverse traffic impacts and provide appropriate buffers, visual amenities, and safety 

measures. Each interchange area is designated for a specific primary role: General, General 

Commercial, Industrial Commercial, Industrial, and University Village. Residential uses are only 

permitted in these categories in accordance with Chapter XIII or as provided in Policy 1.3.2. These 

areas are also considered Future urban areas. (Amended by Ordinance No. 94-30, 99-18, 00-22, 16-

02) 

 

****************************************************************************** 

 

POLICY 1.4.3: The Rural Community Preserves are established following special studies of Lee 

County's intact rural communities. Within these areas, future land use category requires special 

design approaches are to be used to maintain the existing rural character, for example: 

conservation easements, flexible road design standards (including relocation of future arterials not 

serving the rural community), special fencing and commercial sign standards, and retention of 

historic rural uses. These areas are not to be programmed to receive urban-type capital 

improvements. Lands within this category are not intended to be converted to any Ffuture urban 

or suburban areas; rather, they are to remain permanently rural in character and use. These areas 

are restricted to low density residential uses (with minimum lot size requirements), agricultural 

uses, and minimal non-residential uses that are needed to serve the rural community. Property in 

this category may not be rezoned to any RV district. Additional goals, objectives, policies, and 

standards for these areas may be included in this plan based on the special studies (see for 

example, Goal 17). Maximum density is one dwelling unit per acre (1 du/acre). (Amended by 

Ordinance No. 91-19, 94-30) 

 

************************************************************************************* 

 

OBJECTIVE 2.12: DIVERSIFIED CLUSTER DEVELOPMENT - The County in several future 

land use categories allows the potential for a mixture of different land uses including: residential, 

commercial/office, research and development, and light industrial. (Added by Ordinance No. 09-06) 

 

POLICY 2.12.1: The County encourages and promotes clustered, mixed use development within 

certain Future Urban Area land use categories to spur cluster development and smart growth 

within those areas of Lee County where sufficient infrastructure exists to support development, as 
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well as continue to improve the economic well-being of the County; provide for diversified land 

development; and provide for cohesive, viable, well-integrated, and pedestrian and transit 

oriented projects. This is intended to encourage development to be consistent with Smart Growth 

principles. 

(Added by Ordinance No. 09-06) 

 

POLICY 2.12.2: Future development within the Tradeport and Industrial Development future 

land use categories is strongly encouraged to be designed to include a mixture of research and 

development, industrial, and related office uses, where appropriate. (Added by Ordinance No. 09-

06) 

 

POLICY 2.12.3: Future development within the Intensive Development, Central Urban, and 

Urban Community future land use categories is strongly encouraged to be development as a 

mixed use with two or more of the following uses: residential, commercial (including office), and 

light industrial (including research and development use). When residential use is one of three 

uses proposed, in a mixed use development, residential densities may be developed as provided 

for under the Glossary terms: “Mixed Use”, “Mixed Use Building”, and “Density”. (Added by 

Ordinance No. 09-06) 

 

****************************************************************************** 

 

GOAL 4: SUSTAINABLE GENERAL DEVELOPMENT STANDARDS DESIGN. To pPursue or 

maintain land development regulations which protect the public health, safety and welfare, encourage 

creative site designs and balance development with service availability and protection of natural 

resources.  mixed use developments. Using an overlay, locate appropriate areas for Mixed Use, 

Traditional Neighborhood Development, and Transit Oriented Development. (Amended by Ordinance 

No. 94-30, 07-15) 

 

OBJECTIVE 4.1: Maintain the current planned development rezoning process which combines site 

planning flexibility with rigorous review. (Amended by Ordinance No. 91-19, 94-30, 07-15) 

 

POLICY 4.1.1: Development designs will be evaluated to ensure that land uses and structures 

are well integrated, properly oriented, and functionally related to the topographic and natural 

features of the site, and that the placement of uses or structures within the development minimizes 

the expansion and construction of street and utility improvements. (Amended by Ordinance No. 

91-19, 00-22) 

 

POLICY 4.1.2: Development designs will be evaluated to ensure that the internal street system is 

designed for the efficient and safe flow of vehicles and pedestrians without having a disruptive 

effect on the activities and functions contained within or adjacent to the development. (Amended 

by Ordinance 91-19, 00-22) 

 

OBJECTIVE 4.1 GOAL 11: WATER, SEWER, TRAFFIC, AND ENVIRONMENTAL REVIEW 

STANDARDS. To insure Consider that appropriate water, sewer, traffic, and environmental review 

standards during the rezoning process.  Ensure the standards are met prior to issuing a are considered in 

reviewing rezoning applications and are met prior to issuance of a county Local dDevelopment oOrder. 

 

STANDARD 11.3: TRAFFIC.  

1. A traffic impact statement must be submitted to and accepted by the county DOT for the following 

developments: 

 Developments of Regional Impact (D.R.I.'s); 
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 Planned Developments (as specified in the Zoning Regulations); and 

 Developments requiring a county development order, as specified in the Land Development 

Code. 

2.  The form, content, and level of detail required in the traffic impact statement will be established 

by Lee County by ordinance, administrative code, or other regulations. AC 13-17 will need to be 

updated.  Ask Marcus and Andy/Wu to work on revisions. 

 

3. Lee County will establish criteria or thresholds to determine the scope of the traffic impact 

statement required: 

 if the development meets or exceeds the established thresholds, the traffic impact statement 

will provide a comprehensive assessment of the development's impacts on the surrounding 

road system; 

 if the development does not meet or exceed these thresholds, the traffic impact statement will 

provide information regarding traffic generation and impacts at the development's access 

points to the adjacent street system. (Amended by Ordinance No. 94-30, 00-22)  

 

STANDARD 4.1.3 11.4: ENVIRONMENTAL REVIEW FACTORS.  

 

1. In any case where there exists or there is the probability of environmentally sensitive areas (as 

identified by Lee County, the Corps of Engineers, Department of Environmental Protection, 

South Florida Water Management District, or other applicable regulatory agency), the 

developer/applicant must prepare an environmental assessment that examines the existing 

conditions, addresses the existing or anticipated environmental problems, and proposes means 

and mechanisms to protect, conserve, or preserve the environmental and natural resources. 

(Amended by Ordinance No. 94-30, 00-22) 

 

2. POLICY 4.1.1: Development designs will be evaluated to eEnsure that land uses and structures 

are well integrated, properly oriented, and functionally related to the topographic and natural 

features of the site., and that the placement of uses or structures within the Ensure development 

minimizes the need for expansion and construction of street and utility improvements. (Amended 

by Ordinance No. 91-19, 00-22) 

 

OBJECTIVE 4.2: MIXED-USE OVERLAY - Designate areas on the Future Land Use Map for 

Mixed Use, Traditional Neighborhood, and Transit Oriented development patterns. (Added by 

Ordinance No. 07-15) 

 

POLICY 4.2.1: The County will maintain an overlay in the future land use map series 

identifying locations desirable for mixed use that are located in close proximity to: public transit 

routes; education facilities; recreation opportunities; and, existing residential, shopping and 

employment centers. Appropriate locations will have a positive impact on transportation facilities 

though increased transit service, internal trip capture, and reduced travel distance (preference will 

be given to locations serviced by multiple transit routes). An analysis showing the number of 

existing and potential residential units within the immediate and extended pedestrian shed 

(measured through connections and delineating pedestrian barriers) will be considered in 

identifying appropriate locations. (Added by Ordinance No. 07-15) 

 

POLICY 4.2.2: The Mixed Use Overlay will not intrude into established single family 

neighborhoods. Connections to existing residential neighborhoods will be provided upon the 

residential neighborhood’s desire and not precluded by the Mixed Use Development’s design. 

(Added by Ordinance No. 07-15) 
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POLICY 4.2.3: Any Planned Development project adhering to the Mixed Use Overlay standards, 

at the discretion of the Board of County Commissioners, may extend beyond the Mixed Use 

Overlay zone up to one quarter mile. (Added by Ordinance No. 07-15)  

 

POLICY 4.2.4: The Mixed Use Overlay may include areas within the Coastal High Hazard Area 

when unique public benefits exist. Such benefits may include providing workforce housing 

options for employees of businesses located on barrier islands when transit is provided between 

the workforce housing and the employment areas. Bonus densities within the Coastal High 

Hazard Area may only be achieved through the site-built affordable housing program.   

 

POLICY 4.2.5: Encourage mixed use developments on sites that have existing connectivity to 

adjacent neighborhoods, qualify as a grayfield or brownfield sites, or are candidates for Transit 

Oriented Development. Properties lacking potential interconnections to adjacent properties will 

not be considered as preferred locations for the Mixed Use Overlay. (Added by Ordinance No. 

07-15) 

 

POLICY 4.2.6: Staff will work with communities, specifically during the community planning 

process, to explain the benefits and address concerns related to mixed use/higher density 

developments to build the consensus needed to identify appropriate locations for the Mixed Use 

Overlay. (Added by Ordinance No. 07-15) 

 

POLICY 4.2.7: Development located in the Mixed-Use Overlay applying Chapter 32 – Compact 

Communities of the Lee County Land Development Code will not be subject to the site location 

standards listed in Policy 6.1.2 and 6.1.2.7. (Added by Ordinance No. 11-18)  

 

OBJECTIVE 4.3: Development, redevelopment, and infill rezonings located within the Mixed Use 

Overlay that utilize the Mixed Use Planned Development (MPD) zoning category and that incorporate the 

following Mixed Use, New Urbanism, Traditional Neighborhood Development (TND), and Transit 

Oriented Development (TOD) criteria will be allowed to use the area of commercial, office, light 

industrial, natural water bodies and other non-residential uses in their density calculations. These areas 

will be compact, multi-purpose, mixed use centers which integrate commercial development with 

residential, civic, and open space within the same neighborhood and buildings. (Added by Ordinance No. 

07-15) 

 

POLICY 4.3.1: Developments within the Mixed Use Overlay conforming to Chapter 32 - 

Compact Communities of the Land Development Code, will be deemed as meeting the principles 

listed in this objective. (Added by Ordinance No. 07-15, Amended by Ordinance No. 11-18) 

 

POLICY 4.3.2: Mixed Uses: A balanced mixture of uses will be provided to reduce overall trip 

lengths, to support pedestrian, bicycle and transit opportunities and create pedestrian friendly 

streetscapes. 

a.  Mixed uses will be encouraged within individual buildings (e.g. residential above retail or 

office space). 

b.  Mixed Use Overlay areas will provide civic uses, such as green spaces or community centers. 

c.  Mixed uses will be integrated within an overall design framework to create a pedestrian 

friendly, human scale environment, through objective, measurable criteria including size, 

scale, proportion, and materials detailed in the land development regulations. Flexibility in 

design will allow for choice and variety in architectural style. 

d.  Primary and secondary uses will be determined based upon the needs of the community, 

character of the surrounding area, and characteristics of the transportation network. 
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(Added by Ordinance No. 07-15) 

 

POLICY 4.3.3: Site and Building Design: Integrate commercial, residential, civic, and open 

spaces to create multipurpose developments that feature unique style and ambiance through 

design, encouraging civic involvement and events to promote community interaction. 

a.  Provisions for outdoor livability, including interconnected pedestrian and bike facilities, 

walkways, public plazas, ample seating, and walkable block size. 

b.  Well defined centers and edges with public or civic space creating an element around which 

other development is located. 

c.  Development plans will create focal points of signature buildings, civic spaces, natural 

amenities, and other prominent features through placement or street layout. 

d.  Link pedestrian routes and bikeways with the street system or other public space such as 

parks or squares avoiding routes through parking lots and other locations out of the public 

realm. 

e.  When necessary, development density and intensity will gradient from the center to the edge 

suitable to integrated surrounding land uses. 

f.  The designs will include a pedestrian circulation system to connect the nonresidential uses 

with residential uses and areas. 

g.  Local climate and history will dictate the architectural and landscape design and natural 

methods of cooling and heating will be encouraged. Evaluate Green Building techniques as 

an alternative way to provide open space. 

h.  Streets and roads will be fronted by design features including sidewalks which define and 

contribute to a pedestrian street character. Building design, placement, and entrances will be 

at a pedestrian scale and oriented towards streets or other public space such as parks or 

squares. 

i.  The street system will equally serve automobile and non-automobile modes of transportation. 

Development will provide pedestrian and bicycle- friendly access, and will provide transit 

facilities to the development and the surrounding community. 

j.  Large scale nonresidential establishments will incorporate development design techniques to 

integrate the establishment into the surrounding community. Such design techniques will 

include: 

1.  creation of a series of smaller, well defined customer entrances to break up long facades 

and provide pedestrian scale and variety, that may be achieved through the use of liner 

buildings. 

2.  limited number and size of signs. 

3. landscaping and use of pocket parks and courtyards adequate to soften large building 

masses. 

k.  An “A/B” street grid system may be utilized where “A” streets meet all pedestrian oriented 

standards and create a continuous uninterrupted pedestrian friendly streetscape, while “B” 

streets may include a limited amount of properly designed non-pedestrian oriented uses. 

l.  Crime Prevention Through Environmental Design (CPTED) guidelines will be incorporated 

to the maximum extent possible. 

(Added by Ordinance No. 07-15) 

 

POLICY 4.3.4: Parking: Parking areas will be designed to minimize intrusiveness and impacts 

on the pedestrian character, through the following techniques: 

a.  On-street parking with landscaping and design features, such as corner and mid-street bump 

outs, that afford traffic calming and produce a comfortable and safe pedestrian environment 

will be promoted. 

b.  Parking lot locations will not separate pedestrian areas including sidewalks, squares, and 

plazas from the front of buildings containing the primary entrance. 
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c.  Parking lots will be screened from streets, sidewalks, and open spaces, and will be designed 

to maintain or enhance the street edge. 

d.  Parking lots will be designed with safe pedestrian connections to business entrances and 

public space to create a park-once environment. 

e.  Reduction of paved parking areas will be evaluated wherever practicable through measures 

such as provision of shared parking and parking structures to serve multiple uses and 

alternative paving materials. Large expanses of pavement will be discouraged. Reduced ratios 

of required parking for non-residential uses will be provided in the land development 

regulations. 

(Added by Ordinance No. 07-15) 

 

POLICY 4.3.5: Automobile Access: Automobile facilities will be designed to provide safe 

access to the development. 

a. Internal traffic circulation system design will include: 

1.  traffic calming techniques to maintain safe multi-modal transportation. 

2.  an interconnected street grid system extended to adjacent sites at the least intrusive 

locations. 

3.  maximum use of common access drives. 

4.  a system of alleyways for service vehicles and access to parking. 

5.  convenient access to transit facilities. 

b. Points of ingress to and egress from arterial roads carrying through traffic will be located at 

the allowed intersection spacing and connect to the internal traffic circulation system.  

c.  A connector street system will provide multiple vehicular, bicycle, and pedestrian linkages to 

adjacent local destinations, including residential neighborhoods, as an alternative to arterial 

and collector roads, except where such connections are precluded by physical layout of 

natural environmental features. 

d.  Automobile-oriented uses will have a limited number of driveways, and drive-in or driveup 

windows will be located to avoid conflict with pedestrian and bicycle traffic. 

e.  Block sizes will be small enough to create an easily dispersed traffic flow. 

(Added by Ordinance No. 07-15) 

 

POLICY 4.3.6: Community Green Space: Public space and landscaping will be provided that 

includes. 

a.  Public areas will provide adequate urban landscaping that includes street trees, planted areas, 

and street furniture. 

b.  Required surface and storm water management facilities will be designed as an integral 

physical or visual amenity that provides usable open space or an aesthetic feature that 

resembles natural areas. 

c.  Paved areas (including parking) will require overhead shading from tree canopy or building 

features based on factors such as scale of development and performance standards. 

(Added by Ordinance No. 07-15) 

 

POLICY 4.3.7: Connectivity and Buffering: Mixed use developments will be well integrated 

both internally and externally. 

a.  Automotive, pedestrian and/or bicycle connections to adjacent commercial development will 

be provided. 

b.  Connections to adjacent residential neighborhoods will not be precluded by the Mixed Use 

Development’s design. 

c.  Buffering of uses internal to a Mixed Uses development are not required. 

d.  Buffering from adjacent developments, when deemed absolutely necessary, will not preclude 

future interconnectivity. 
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(Added by Ordinance No. 07-15) 

 

POLICY 4.3.8: Properties in a Mixed Use Overlay are preferred receiving areas for achieving 

allowable bonus density. Projects utilizing Greater Pine Island TDUs are eligible for increased 

maximum total densities, as set forth in this plan, and additional development incentives to 

encourage a compact and functional development pattern.  

 

POLICY 4.3.9: The owner or agent for a rezoning request utilizing the Mixed Use Overlay must 

conduct one publicly noticed informational session, before sufficiency, where the agent will, at a 

minimum, present an overview of the project’s consistency with this objective. Subsequent to this 

meeting, the applicant must provide County staff with a meeting summary document that contains 

the following information: the date, time, and location of the meeting; a list of attendees; a 

summary of the concerns or issues that were raised at the meeting; and a proposal for how the 

applicant will respond to any issues that were raised. (Added by Ordinance No. 07-15) 

 

OBJECTIVE 4.4: Work with the appropriate permitting agencies to develop a common set of local 

permitting criteria, incentives, and regulatory measures specifically for Southwest Florida conditions. 

(Added by Ordinance No. 07-16) 

 

POLICY 4.4.1: The permitting measures developed should aim towards rehydrating the region 

and attaining minimum flows and levels for County waterbodies. (Added by Ordinance No. 07- 

16) 

 

POLICY 4.4.2: The permitting measures developed should improve the storage within existing 

natural and manmade flowways. (Added by Ordinance No. 07-16) 

 

POLICY 4.4.3: The permitting measures should reevaluate the relationship of volume/area to 

stormwater management and storage. (Added by Ordinance No. 07-16) 

 

POLICY 4.4.4: The permitting measures should link Best Management Practices (BMPs) to 

impervious cover of the impacted sub-watershed and to runoff from various land use types. 

(Added by Ordinance No. 07-16) 

 

****************************************************************************** 

 

POLICY 6.1.2: Commercial development in non-urban future land use categories is limited to 

mMinor cCommercial except that Neighborhood Commercial uses serving the Lee County Civic 

Center are permitted within one quarter mile of SR31 between North River Road and the 

Caloosahatchee River.  Minor Commercial development may include limited commercial uses 

serving rural areas and agricultural needs, and commercial marinas. and Minor Commercial 

development must be located so that the retail use, including buildings and outdoor sales area, is 

located at the intersection (within 330 feet of the adjoining rights-of-way of the intersecting 

roads) of arterial and collector roads or two collector roads with direct access to both intersecting 

roads.  Direct access may be achieved with an internal access road to either intersecting roads. On 

islands, without an intersecting network of collector and arterial roads, commercial development 

may be located at the intersection of local and collector, or local and arterial, or collector and 

collector roads. (Amended by Ordinance No. 93-25, 94-30, 98-09, 99-15, 99-18, 00-22, 02-02, 

07-09, 10-05, 10-16, 10-19, 10-40, 11-18, 16-07) 

 

POLICY 6.1.8: Commercial development may take place, when properly zoned and when 

meeting the standards in Policy 6.1.2, within the Ffuture Uurban Aareas. Minor commercial uses 
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which serve rural residents or marine traffic, neighborhood commercial uses which serve major 

non-commercial public attractions (e.g. Lee County Civic Center), limited agricultural - 

commercial uses which serve rural areas and agriculturally related needs, and limited commercial 

marinas (not including heavy marine commercial, such as extensive storage and hull, engine, and 

electronic repairs) may be permitted in non-urban areas. (Amended by Ordinance No. 94-30, 98- 

09) 

 

****************************************************************************** 

 

POLICY 9.2.2: Planned Development rezonings within the Future urban areas must not establish 

new, or expand existing, agricultural uses. Bona fide agricultural uses that exist at the time of 

rezoning may be approved and the use allowed to continue until development commences. The 

approved existing agricultural uses must not expand beyond the boundaries that existed at the 

time of rezoning. Existing agricultural uses within any tract or phase must be discontinued upon 

local development order approval including that tract or phase. (Added by Ordinance No. 00-22)  

 

****************************************************************************** 

 

GOAL 10: NATURAL RESOURCE EXTRACTION. 

 

OBJECTIVE 10.3: Determine and maintain a balance between the County's petroleum resources and 

the public health, safety and welfare of the residents of its Future urban areas. (Added by Ordinance 

No. 98-09, Renumbered by Ordinance No. 10-20) 

 

****************************************************************************** 

 

GOAL 11: WATER, SEWER, TRAFFIC, AND ENVIRONMENTAL REVIEW STANDARDS. To 

insure that appropriate water, sewer, traffic, and environmental review standards are considered in 

reviewing rezoning applications and are met prior to issuance of a county development order. 

 

STANDARD 11.1: WATER. 

1.  Any new residential development that exceeds 2.5 dwelling units per gross acre, and any new 

single commercial or industrial development in excess of 30,000 square feet of gross leasable 

(floor) area per parcel, must connect to a public water system (or a “community” water system as 

that is defined by Chapter 17-22, F.A.C.). 

2.  If the proposed development lies within the boundaries of a water utility's certificated or 

franchised service area, or Lee County Utilities' future potable water service area (see Map 6), 

then the development must be connected to that utility. 

3.  The developer must provide proof that the prior commitments of the water utility, plus the 

projected need of the developer, do not exceed the supply and facility capacity of the utility. 

4.  All waterline extensions to new development will be designed to provide minimum fire flows, as 

well as adequate domestic services as required by Chapter 10D-4, F.A.C. 

5.  If a new development is located in a certificated or franchised service area, or Lee County 

Utilities' future potable water service area (see Map 6), and the utility cannot provide the service 

or cannot provide the service except at a clearly unreasonable cost to the developer, the developer 

is encouraged to petition the appropriate regulatory agency to contract the service area so that the 

development may establish its own community water system or invite another adjacent utility to 

expand its service area in order to provide the required service.  

6.  If a development lies outside any service area as described above, the developer may: 

 request that the service area of an adjacent water utility be extended to incorporate the 

property; 
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 establish a community water system for the development; or 

 develop at an intensity that does not require a community water system. 

(Amended by Ordinance No. 94-30, 00-22) 

 

STANDARD 11.2: SEWER. 

1.  Any new residential development that exceeds 2.5 dwelling units per gross acre, and any new 

single commercial or industrial development that generates more than 5,000 gallons of sewage 

per day, must connect to a sanitary sewer system. 

2.  If the proposed development exceeds the thresholds listed above and lies within the boundaries of 

a sewer utility's certificated or franchised service area, or Lee County Utilities' future sanitary 

sewer service area (see Map 7), and that utility has sufficient capacity to provide minimum 

service to the development, then the development must connect to that sewer utility if there is 

existing infrastructure adequate to accept the effluents of the development within l/4 mile from 

any part of the development. 

3.  If there is not sufficient capacity nor adequate infrastructure within l/4 mile of the development, 

the developer must provide proof in the form of a clearly stated rejection of service. 

4.  If a new development is located in a certificated or franchised service area, or Lee County 

Utilities' future sanitary sewer service area (see Map 7), and the utility cannot provide the service, 

or cannot provide the service except at a clearly unreasonable cost to the developer, the developer 

may establish on a temporary basis a self-provided sanitary sewer facility for the development, to 

be abated when the utility extends service to the site. The developer may also petition the 

appropriate regulatory agency to contract the service area of the utility in order that another utility 

may be invited to provide the service. 

5.  If a development lies outside any service area as described above, the developer may: 

 request that the service area of an adjacent sewer utility be expanded to incorporate the 

property; 

 establish a self-provided sanitary sewer system for the development; 

 develop at an intensity that does not require sanitary sewer service; or 

 if no more than 5000 gallons of effluent per day per parcel is produced, an individual sewage 

disposal system per Chapter 10D-6 may be utilized, contingent on approval by all relevant 

authorities.  

(Amended by Ordinance No. 94-30, 00-22) 

 

STANDARD 11.3: TRAFFIC. 

1. A traffic impact statement must be submitted to and accepted by the county DOT for the following 

developments: 

 Developments of Regional Impact (D.R.I.'s); 

 Planned Developments (as specified in the Zoning Regulations); and 

 Developments requiring a county development order, as specified in the Land Development 

Code. 

2.  The form, content, and level of detail required in the traffic impact statement will be established 

by Lee County by ordinance, administrative code, or other regulations. Lee County will establish 

criteria or thresholds to determine the scope of the traffic impact statement required: 

 if the development meets or exceeds the established thresholds, the traffic impact statement 

will provide a comprehensive assessment of the development's impacts on the surrounding 

road system; 

 if the development does not meet or exceed these thresholds, the traffic impact statement will 

provide information regarding traffic generation and impacts at the development's access 

points to the adjacent street system.  

(Amended by Ordinance No. 94-30, 00-22) 
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STANDARD 11.4: ENVIRONMENTAL REVIEW FACTORS. In any case where there exists or 

there is the probability of environmentally sensitive areas (as identified by Lee County, the Corps of 

Engineers, Department of Environmental Protection, South Florida Water Management District, or 

other applicable regulatory agency), the developer/applicant must prepare an environmental 

assessment that examines the existing conditions, addresses the environmental problems, and 

proposes means and mechanisms to protect, conserve, or preserve the environmental and natural 

resources. (Amended by Ordinance No. 94-30, 00-22) 

 

****************************************************************************** 

 

GOAL 11: MIXED USE: Encourage mixed use developments that integrate multiple land uses, public 

amenities and utilities at various scales and intensities in order to provide: diversified land development; a 

variety of housing types; greater connectivity between housing, workplaces, retail businesses, and other 

destinations; reduced trip lengths; more transportation options; and pedestrian and bicycle-friendly 

environments. 

 

OBJECTIVE 11.1: MIXED USE DEVELOPMENT.  Allow and encourage mixed use 

development within certain future land use categories and at appropriate locations where sufficient 

infrastructure exists to support development. 

 

POLICY 11.1.12.12.3: Future development within the Intensive Development, Central Urban, 

and Urban Community future land use categories Developments located within the Intensive 

Development, Central Urban, or Urban Community future land use categories that have existing 

connectivity or can demonstrate connectivity can be created to adjacent neighborhoods are is 

strongly encouraged to be developedment as a mixed use with two or more of the following uses: 

residential, commercial (including office), and light industrial (including research and 

development use).  

 

POLICY 11.1.2:  Residential densities may be calculated from the entire project area when the 

development is consistent with the following:  

 At least three uses are proposed and must include residential, commercial (including 

office) and light industrial (including research and development use). 

 The development is located in the Intensive Development, Central Urban, or Urban 

Community future land use categories. 

When residential use is one of three uses proposed in a mixed use development residential 

densities may be developed as provided for under the Glossary terms: “Mixed Use”, “Mixed Use 

Building”, and “Density”. (Added by Ordinance No. 09-06) 

 

OBJECTIVE 11.24.2: MIXED-USE OVERLAY.  Designate areas on the Future Land Use Map for 

Mixed Use, Traditional Neighborhood, and Transit Oriented development patterns. POLICY 4.2.1: 

The County will maintain an overlay in the future land use map series identifying locations desirable 

appropriate for mixed use that are located in close proximity to: public transit routes; education 

facilities; recreation opportunities; and, existing residential, shopping and employment centers.  

Mixed Use, Traditional Neighborhood, and Transit Oriented development patterns are encouraged 

and preferred within the Mixed Use Overlay.  

 

POLICY 11.2.1   Appropriate The Mixed Use Overlay identifies locations where mixed use 

development will have a positive impact on transportation facilities through increased transit 

service, internal trip capture, and reduced travel distance. (preference will be given to locations 

serviced by multiple transit routes).  An analysis showing the number of existing and potential 
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residential units within the immediate and extended pedestrian shed (measured through 

connections and delineating pedestrian barriers) will be considered in identifying appropriate 

locations.  Requests to expand the Mixed Use Overlay will be evaluated based on all of the 

following criteria: 

 

1. Located within the extended pedestrian shed of established transit routes; and, 

2. Distinct pedestrian and automobile connections to adjacent uses can be achieved without 

accessing arterial roadways; and, 

3. Located within the Intensive Development, Central Urban, or Urban Community future 

land use categories; and, 

4. Availability of adequate public facilities and infrastructure. 

5. Will not intrude into predominately single-family residential neighborhoods. 

 (Added by Ordinance No. 07-15) 

 

POLICY 114.2.2: Development in the Mixed Use Overlay should accommodate connections to 

adjacent uses.  The Mixed Use Overlay will not intrude into established single family 

neighborhoods. Connections to existing residential neighborhoods will be provided upon the 

residential neighborhood’s desire and not precluded by the Mixed Use Development’s design. 

(Added by Ordinance No. 07-15) 

 

POLICY 114.2.3: At the discretion of the Board of County Commissioners, the Mixed Use 

Overlay boundary may be extended up to one quarter mile to accommodate developments located 

partially within a Mixed Use Overlay or immediately adjacent to a Mixed Use Overlay. Any 

Planned Development project adhering to the Mixed Use Overlay standards, at the discretion of 

the Board of County Commissioners, may extend beyond the Mixed Use Overlay zone up to one 

quarter mile. (Added by Ordinance No. 07-15)  

 

POLICY 11.2.5:  Use of conventional zoning districts will be encouraged within the Mixed Use 

Overlay in order to promote continued redevelopment. 

 

POLICY 11.2.6: Lee County will maintain land development regulations for properties within 

the Mixed Use Overlay that allow for urban forms of development and a variety of uses. 

 

POLICY 4.3.811.2.7: Properties in a Mixed Use Overlay are encouraged to utilize preferred 

areas for achieving allowable bonus density. Projects utilizing Greater Pine Island TDUs are 

eligible for increased maximum total densities, as set forth in this plan, and additional 

development incentives as set forth in this plan to encourage a compact and functional 

development pattern. 

 

POLICY 11.2.8OBJECTIVE 4.3: Development, redevelopment, and infill rezonings 

development located within the Mixed Use Overlay that utilize the Mixed Use Planned 

Development (MPD) zoning category and that incorporate the following Mixed Use, New 

Urbanism, Traditional Neighborhood Development (TND), and Transit Oriented Development 

(TOD) criteria will be allowed to may use the area of commercial, office, light industrial, natural 

water bodies and other non-residential uses in their density calculations. These areas will be 

compact, multi-purpose, mixed use centers which integrate commercial development with 

residential, civic, and open space within the same neighborhood and buildings. (Added by 

Ordinance No. 07-15) 

 

****************************************************************************** 
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POLICY 16.2.7: Time share, fractional ownership units, or Bed and Breakfast establishments 

will only be permitted in a designated Rural Golf Residential Overlay area as specified on Map 

17 and may only be constructed through transferring density in accordance with Policy 33.3.2(1) 

the Southeast Lee County TDR Program. Each TDR credit that is eligible to be transferred to a 

Mixed-Use Community on Map 17 can be redeemed for one timeshare unit, one fractional 

ownership unit, or two Bed and Breakfast bedrooms. (Added by Ordinance No. 10-43) 

 

****************************************************************************** 

 

OBJECTIVE 18.1: FUTURE LAND USE  

POLICY 18.1.7: A diverse mixture of land uses will be encouraged within the University 

Community. Compatibility will be addressed through project design, including adequate 

buffering or other performance measures, therefore allowing adjacent appropriate industrial, 

residential and commercial land uses where such locations represent good planning. In reviewing 

zoning requests within the University Community, Lee County will consider noise, odor, visual, 

security and traffic impacts in determining land use compatibility. Because of the required 

cooperative master planning with and approval by the Board of Regents, the required 

compatibility review and the requirement that commercial land uses within the University Village 

be related to the University, development within the University Community will not be subject to 

the site location standards set forth in Goal 6 of the Lee Plan. (Amended by Ordinance No. 94-30, 

00-22) 

 

****************************************************************************** 

 

GOAL 20: BAYSHORE COMMUNITY.  

POLICY 20.1.2: Commercial stables or tack and feed stores are exempt from meeting 

commercial site location standards. The following properties are deemed consistent with Policy 

20.1.1: tThe existing 7.1 acre +/- retail commercial center at 10440 Bayshore Road, the 0.66 acre 

+/- retail commercial property at 19451 SR 31, the 0.83 +/- acre retail commercial property at 

17270 Durrance Road, and the 0.36 +/- acre retail commercial property described in resolution Z-

72-93, which is part of the property at 6600 Nalle Grade Road, will be deemed consistent with 

Policy 20.1.1. (Added by Ordinance No. 03-02) 

 

****************************************************************************** 

 

GOAL 21: CALOOSAHATCHEE SHORES  

OBJECTIVE 21.2: COMMERCIAL LAND USES. New commercial uses will be limited to 

properties already zoned for commercial uses as well as commercial centers designated on Map 19, 

properties located at the intersection of I-75 and S.R. 80, the intersection of S.R. 31 and S.R. 80, 

properties located in and in the State Route 80 Corridor Overlay District, the Verandah Boulevard 

commercial node, lands with and the Commercial, Central Urban and Suburban Future Land Use 

designation, and Future urban areas including the central urban and suburban categories adjacent to 

S.R. 80. New commercial zoning must be approved through the Planned Development rezoning 

process. Existing and fFuture county development regulations, land use interpretations, policies, 

zoning approvals, and administrative actions should be undertaken in an effort to promote the goal of 

commercial redevelopment along SR 80 and increased commercial opportunities to service the needs 

of the Caloosahatchee Shores community and surrounding areas. County regulations should attempt 

to ensure that commercial areas maintain a unified and pleasing aesthetic/visual quality in 

landscaping, architecture, lighting and signage. Commercial land uses must be designed to be 

compatible with and further the historic character and identity of existing rural Old Florida and 



 

 
Attachment 1 for    March 17, 2017 

CPA2017-01  Page 15 of 46 

Florida Vernacular styles of architecture and the historic identity of Olga. (Added by Ordinance No. 

03-21, Amended by Ordinance No. 11-24) 

 

POLICY 21.2.2: In order to protect the rural residential character of Buckingham Road, nNew 

retail uses along Buckingham Road will be limited to the intersection of S.R. 80 and Buckingham 

Road outside the commercial node identified on Map 19, will be prohibited. (Added by 

Ordinance No. 03-21, Amended by Ordinance No. 11-24) 

 

****************************************************************************** 

 

OBJECTIVE 27.2: MIXED USE OVERLAY. Encourage mixed use developments throughout 

Page Park in a manner that is consistent with the Page Park Vision Statement, Goal 27, and Map 1, 

Page 7. the Page Park Overlay Map. (Added by Ordinance No. 09-08) 

 

POLICY 27.2.1: By the end of 2009, the area known as Page Park Community will adopt and be 

designated as a Mixed-Use Overlay on the Lee County Future Land Use Map. (Added by 

Ordinance No. 09-08) 

 

POLICY 27.2.2: By the end of 2009, the Page Park Planning Panel will propose regulations that 

encourage and allow mixed use developments within the Page Park Mixed Use Overlay as 

depicted on Map 1 of the Lee Plan, page 6 of 6, Mixed Use Overlay Map. (Added by Ordinance 

No. 09-08) 

 

POLICY 27.2.31: Encourage Mmixed use developments with mixed use buildings , as defined in 

the Lee Plan, and mixed use developments containing both commercial and residential uses 

within the same structure are strongly encouraged throughout the commercial/mixed use overlay 

depicted on Map 1, Page 7. areas of Page Park. (Added by Ordinance No. 09-08) 

 

POLICY 27.5.1: By the end of 2009 the Page Park Planning Panel will submit regulations that 

will provide standards for “live-work” housing within Page Park for Lee County to review, 

amend or adopt. (Added by Ordinance No. 09-08) 

 

POLICY 27.5.21: The County will eEncourage “live-work” housing units within the 

commercial/mixed use overlay depicted on Map 1, Page 7. Page Park Community’s Mixed Use 

Overlay, whereby the occupant can live and work from within the same building structure. 

(Added by Ordinance No. 09-08) 

 

POLICY 27.5.32: The County will continue to enforce minimum standards of housing and 

sanitation and require prompt action after the identification of abandoned or dilapidated property 

that may need to be demolished in accord with the Lee County Land Development Code. (Added 

by Ordinance No. 09-08) 

 

****************************************************************************** 

 

GOAL 28: NORTH FORT MYERS. 

 

OBJECTIVE 28.2: LAND USE: CENTERS AND CORRIDORS.  

 

POLICY 28.2.5: Designation of Neighborhood Centers. The North Fort Myers Community Plan 

designates the following areas as Neighborhood Centers appropriate for moderate intensity, 

pedestrian-oriented, mixed use development:  
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• Littleton and North Cleveland Avenue;  

• North Tamiami Trail and Del Prado Boulevard;  

• North Tamiami Trail and Nalle Grade Road;  

• Hancock Bridge Parkway and Orange Grove Boulevard;  

• North Tamiami Trail and Pine Island/Bayshore Roads;  

• Bayshore Road and Slater Road; and  

• Bayshore Road and Hart Road  

For these areas, the community favors neighborhood-serving, mixed use development; pedestrian 

friendly street, site, and building designs; the incorporation of live/work, multi-family, and 

attached housing; and sidewalk and path connections to nearby neighborhoods, parks, and public 

uses are preferred. These Neighborhood Center designations are intended to replace the 

designations show on Commercial Site Location Standards Map (Lee Plan Map 19). (Added by 

Ordinance No. 09-11)  

 

POLICY 28.2.6: Neighborhood Center Overlay District. Development regulations fFor areas 

preliminarily identified as Neighborhood Centers, the North Fort Myers community, Department 

of Community Development, and Smart Growth Department will work together to prepare a 

Neighborhood Center Overlay District will be incorporated into the Land Development Code. 

providing the following:  

• Permitted and prohibited uses;  

• Standards for building, site, landscape, and sign design;  

• Standards for pedestrian and bicycle facilities;  

• Building setbacks and build-to lines;  

• Conservation of natural features and native vegetation;  

• Requirements for shared access and side/rear yard parking;  

• Incentives (e.g. regulatory relief, increased height and density, etc.) for the 

redevelopment of obsolete and poorly performing commercial centers; and  

• Incentives for projects incorporating mixed uses, public amenities, and affordable 

housing. (Added by Ordinance No. 09-11) 

 

****************************************************************************** 

 

GOAL 30: BURNT STORE MARINA VILLAGE  

 

OBJECTIVE 30.1 

 

POLICY 30.1.2: Development and Rredevelopment of any uses within the Burnt Store Marina 

Village must be accomplished through the Planned Development rezoning process. in order to 

properly accommodate existing conditions, the proposed redevelopment plan, prevent adverse 

impacts to the surrounding areas and to ensure that appropriate site development regulations are 

incorporated into the development plans. Development in this future land use category is not 

required to comply with the site location criteria provided in Goal 6 if appropriate site 

development regulations are adopted into the planned development. New development in this 

category must connect to a potable water and sanitary sewer system. (Added by Ordinance No. 

09-16) 

 

****************************************************************************** 

 

GOAL 32: LEHIGH ACRES  
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OBJECTIVE 32.2: SPECIALIZED MIXED USE NODES 

 

POLICY 32.2.10: Development within Specialized Mixed Use Nodes may use the development 

standards allowed within the Mixed Use Overlay. 

 

****************************************************************************** 

 

GOAL 33:  SOUTHEAST LEE COUNTY 

 

POLICY 33.3.1: Existing acreage subdivisions are shown on Map 17. These subdivisions should be 

protected from adverse external impacts. such as natural resource extraction. (Added by Ordinance 

No. 10-43) 

 

POLICY 33.3.2: Unsubdivided land is too valuable to be consumed by inefficient land-use patterns. 

Although additional acreage or ranchette subdivisions may be needed in the future, the Map 17 

identifies future locations for Mixed-Use Communities where development rights can be concentrated 

from large Southeast Lee County tracts into Traditional Neighborhood Developments.  The preferred 

pattern for using existing residential development rights from large tracts is to concentrate them as 

compact internally connected cluster density within Mixed-Use Communities along existing roads 

and away from Future Limerock Mining areas. Map 17 identifies future locations for Mixed-Use 

Communities where development rights can be concentrated from major DR/GR tracts into traditional 

neighborhood developments (see glossary). 

 

1.  Southeast Lee County Mixed-Use Communities must be concentrated from contiguous property 

owned under single ownership or control. Allowable residential development without the benefit 

of TDR credits is limited to the existing allowable dwelling units from Residential density is 

calculated from the upland and wetland acreage of the entire contiguous DR/GR Southeast Lee 

County property tract. The only net increases in dwelling units will be Increases in residential 

densities may be approved through incentives as specified in the LDC for permanent protection of 

indigenous native uplands on the contiguous tract (up to one extra dwelling unit allowed for each 

five acres of preserved or restored indigenous native uplands) and through the acquisition of 

TDUsR credits from TDR sending areas within Southeast Lee County as provided in Objective 

33.4Policies 33.3.5 and 33.3.6. 

a. When expanded with transferred development rights, the The maximum gross density is 5 

dwelling units per acre of total land designated as a Mixed-Use Community as shown on Map 

17 when TDUs are used. 

b. The maximum basic intensity of non-residential development is 75 square feet, per by right 

clustered dwelling unit. 

b. Properties that concentrate development rights and/or use TDUs created from Southeast Lee 

County within Mixed-Use Communities identified on Map 17 may be allowed the uses 

designed in accordance with the property development regulations outlined in the Land 

Development Code for the C-2A zoning district. 

c.  The aAdditional intensity that can be created using TDUsR credits may not exceed 300,000 

square feet of non-residential floor area in any for the entire Mixed-Use Community.   

d.  These limits on dwelling units and non-residential floor area do not apply to any land in a 

Mixed-Use Community that is designated Central Urban rather than DR/GR. Numerical 

limits for Central Urban land are as provided elsewhere in the Lee Plan. 

 

2.  Contiguous property under the same ownership may be developed as part of a Mixed-Use 

Community provided it the property under contiguous ownership does not extend more than 400 

feet beyond the perimeter of the Mixed-Use Community as designated on Map 17. 
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3. Development of a Mixed-Use Community must be served by central water and wastewater 

services. 

 

3.  In 2010 an exception was made to the requirement in Policy 1.4.5 that DR/GR land uses must 

demonstrate compatibility with maintaining surface and groundwater levels at their historic 

levels. Under this exception, construction may occur on land designated as a Mixed-Use 

Community on Map 17 provided the impacts to natural resources, including water levels and 

wetlands, are offset through appropriate mitigation within Southeast Lee County. Appropriate 

mitigation for water levels will be based upon site-specific data and modeling acceptable to the 

Division of Natural Resources. Appropriate wetland mitigation may be provided by preservation 

of high quality indigenous habitat, restoration or reconnection of historic flowways, connectivity 

to public conservation lands, restoration of historic ecosystems or other mitigation measures as 

deemed sufficient by the Division of Environmental Sciences. When possible, it is recommended 

that wetland mitigation be located within Southeast Lee County. The Land Development Code 

will be revised to include provisions to implement this policy. 

 

4.  To create walkable neighborhoods that reduce automobile usage and minimize the amount of 

DR/GR land consumed by development, the Land Development Code will specify how each 

Mixed-Use Community will provide: 

a.  A compact physical form with identifiable centers and edges, with opportunities for shopping 

and workplaces near residential neighborhoods;  

b.  A highly interconnected street network, to disperse traffic and provide convenient routes for 

pedestrians and bicyclists; 

c.  High-quality public spaces, with building facades having windows and doors facing treelined 

streets, plazas, squares, or parks; 

d.  Diversity not homogeneity, with a variety of building types, street types, open spaces, and 

land uses providing for people of all ages and every form of mobility; and 

e.  Resiliency and sustainability, allowing adaptation over time to changing economic conditions 

and broader transportation options. 

(Added by Ordinance No. 10-43, Amended by Ordinance No. 12-24) 

 

POLICY 33.3.3: Properties within DR/GR Southeast Lee County that have existing approvals for 

residential development inconsistent with the current DR/GR or Wetlands density requirements, may 

damage have a negative impact on surface and sub-surface water resources, impact habitat, and may 

encroach on environmentally important land if developed consistent with the vested approvals. As an 

incentive to reduce these potential impacts, additional densities may be granted if strict criteria 

improving the adverse impacts are followed. 

  

1.  These properties may be designated on Map 17 as “Improved Residential Communities,” 

provided they meet all of the following requirements: 

a.  Abut lands designated as future urban areas; 

b.  Adjacent to and eligible for public water and sewer services; 

c.  Can provide two (2) direct accesses to an arterial roadway, and; 

d.  Is not already designated on Lee Plan Map 17 as an Existing Acreage Subdivision or a Mixed 

Use Community. 

 

2.  In order to request an increase in density, the property must be rezoned to a Residential Planned 

Development (RPD) that demonstrates and is conditioned to provide the following: 

a.  Reduced stress to the onsite potable aquifers and is more consistent with water resource goals 

of Lee County in the DR/GR Southeast Lee County than the existing development approvals. 
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b.  Increased conservation areas, relative to the existing approvals, with a restoration plan and 

long term maintenance commitment. 

c.  Active and passive recreational amenities to promote a healthy lifestyle. 

d.  Demonstrates a net benefit for water resources, relative to the existing approvals that 

demonstrates the following. 

(1)  Lower irrigation demand. 

(2)  Eliminates private irrigation wells 

(3)  Protects Public wells by meeting or exceeding the requirements of the Well Field 

Protection Ordinance. 

(4)  Uses Florida Friendly Plantings with low irrigation requirements in Common Elements. 

(5)  Connects to public water and sewer service, and must connect to reclaimed water when 

available. 

(6)  Reduces impervious area relative to existing approvals improving opportunities for 

groundwater recharge. 

(7)  Designed to accommodate existing or historic flowways. 

e.  Includes an enhanced lake management plan, that addresses at a minimum the following 

issues: 

(1)  Best management practices for fertilizers and pesticides 

(2)  Erosion control and bank stabilization 

(3)  Lake maintenance requirements 

(4)  Public well field protection 

f.  Indigenous Management Plans must address human-wildlife coexistence. 

 

3.  Properties meeting the above criteria and requirements may be permitted additional residential 

dwelling units in addition to the already existing approvals, but in no case in excess of three (3) 

dwelling units per DR/GR upland acre. The application for Residential Planned Development 

must identify the source of the additional residential dwelling units from the criteria below. 

Approval of the rezoning will be conditioned to reflect the source of additional dwelling units: 

a.  2 dwelling units for every acre of offsite DR/GR property acquired for conservation purposes 

with the possibility of passive recreation activities. 

b.  2 dwelling units for every additional acre of offsite DR/GR property put under a conservation 

easement dedicated to Lee County. 

c.  1.5 dwelling units for every additional acre of onsite property put under a conservation 

easement. 

d.  1 dwelling unit for every acre of onsite restoration, subject to restoration plan approval as part 

of the Planned Development rezoning process. 

e.  2 dwelling units for every acre of non-isolated DR/GR preserved primary and secondary 

panther habitat. 

f.  2 dwelling units for every acre of protected onsite wetlands connected to a regionally 

significant flowway identified in the Lee Plan. 

g.  1 dwelling unit for every $8,500 (the current estimated cost to purchase an acre of Southeast 

DR/GR land) the applicant provides to the county to extinguish density on other Southeast 

DR/GR parcels. 

h.  1 dwelling unit for every $8,500 the applicant provides to the county to construct a planned 

large mammal roadway crossing in the Southeast DR/GR area. The improvements or 

acquisition of properties serve to mitigate impacts of the increased density. Future “Improved 

Residential Communities” proposed to be added to Map 17 must provide a reanalysis of the 

cost to purchase one acre of DR/GR property if criteria (g.) or (h.) are used to account for the 

increased density. (Added by Ordinance No. 12-24) 
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POLICY 33.3.4: Properties Lands that provide a significant regional hydrological and wildlife 

connection have the potential to improve, preserve, and restore regional surface and groundwater 

resources and indigenous wildlife habitats. These properties lands, located along Corkscrew and 

Alico Roads, can provide important hydrological connections to the Flint Pen Strand and the Stewart 

Cypress Slough as well as important wildlife habitat connections between existing CREW and Lee 

County properties. As an incentive to improve, preserve, and restore regional surface and 

groundwater resources and wildlife habitat of state and federally listed species additional densities 

and accessory commercial uses will be granted if the project is found consistent with and 

demonstrates through a Planned Development rezoning the following: 

 

1.  These lands are within the “Environmental Enhancement and Preservation Communities” overlay 

as designated on Map 17 of the Plan. Lands eligible for designation on the Environmental 

Enhancement and Preservation Communities overlay must: 

 Provide significant regional hydrological and wildlife connections and have the potential 

to improve, preserve, and restore regional surface and groundwater resources and 

indigenous wildlife habitats; and be consistent with one of the criteria below; 

 Be located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract), and 

within one mile north or south of Corkscrew Road; or, west of the intersection of Alico 

Road and Corkscrew Road, north of Corkscrew Road and south of Alico Road. 

a.  Lands located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract), and 

within one mile north or south of Corkscrew Road. 

b.  Lands located west of the intersection of Alico Road and Corkscrew Road must be located 

north of Corkscrew Road and south of Alico Road. 

 

2.  The property is rezoned to a Planned Development that meets the following: 

 

No changes in a. through m. 

 

n.  Demonstrate that the proposed rezoning Planned Development will not result in significant 

detrimental impacts on present or future water resources. 

 

3.  In recognition of the preservation, enhancement, and protection of regional flowways and natural 

habitat corridors, the interconnection with existing off-site conservation areas, and the significant 

enhancement, preservation and protection of these lands, additional density may be approved 

through Planned Developments meeting the criteria and requirements outlined above as follows: 

a.  Tier 1 lands within the Priority Restoration Strategy will be permitted a maximum density of 

1 unit per acre. 

 

b.  Tier 2 lands within the Priority Restoration Strategy will be permitted a maximum density of 

1 unit per 2 acres. 

 

c.  Other lands within the Environmental Enhancement and Preservation Overlay, outside of Tier 

1 and Tier 2, meeting the requirements above will be permitted a maximum density of 1 unit 

per 3 acres. 

 

d.  Density in the Environmental Enhancement and Preservation Overlay will be based upon the 

acreage of the entire Planned Development (i.e. all areas within the boundary of the planned 

development whether uplands, wetlands, or lakes will be calculated at the density provided 

above). 
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e.  Additional dwelling units may be approved in the Planned Development meeting the 

requirements in subsection 2 of this Policy above if transferred from other Southeast Lee 

County lands located outside of the Planned Development at the standard density of 1 unit per 

10 acres for DR/GR lands and 1 unit per 20 acres for Wetlands future land use category if 

density rights are extinguished through an instrument acceptable to the County Attorney’s 

Office.  Dwelling units transferred from other Southeast Lee County Lands will be counted 

against the 2,000 dwelling unit limitation for Southeast Lee County receiving parcels 

identified in the Southeast Lee County TDR program. 

 

POLICY 33.3.5: Owners of major DR/GR tracts without the ability to construct a Mixed-Use 

Community on their own land are encouraged to transfer their residential development rights to 

Future Urban Areas (see Objective 1.1), specifically the Mixed-Use Overlay, the Lehigh Acres 

Specialized Mixed-Use Nodes, and any Lee Plan designation that allows bonus density (see Table 

1(a)), or to future Mixed-Use Communities, Rural Golf Course Communities, or Improved 

Residential Communities on land so designated on Map 17. These transfers would avoid unnecessary 

travel for future residents, increase housing diversity and commercial opportunities for nearby Lehigh 

Acres, protect existing agricultural or natural lands, and allow the conservation of larger contiguous 

tracts of land. 

 

1.  To these ends, Lee County will  establish a program that will allow and encourage the transfer of 

upland and wetland development rights (TDR) to designated TDR receiving areas. This program 

will also allow limited development in accordance with Policy 16.2.6 and 16.2.7. 

2.  Within the Mixed-Use Communities shown on Map 17, significant commercial and civic uses are 

required. Each Mixed-Use Community adjoining S.R. 82 must be designed to include non-

residential uses not only to serve its residents but also to begin offsetting the shortage of non-

residential uses in adjoining Lehigh Acres. At a minimum, each community adjoining S.R. 82 

must designate at least 10% of its developable land into zones for nonresidential uses. Specific 

requirements for incorporating these uses into Mixed-Use Communities are set forth in the Land 

Development Code. 

3.  Mixed-Use Communities must be served by central water and wastewater services. All Mixed-

Use Communities were added to the future water and sewer service areas for Lee County Utilities 

(Lee Plan Maps 6 and 7) in 2010. Development approvals for each community are contingent on 

availability of adequate capacity at the central plants and on developer-provided upgrades to 

distribution and collection systems to connect to the existing systems. Lee County Utilities has 

the plant capacity at this time to serve full build-out of all Mixed-Use Communities. Lee County 

acknowledges that the Three Oaks wastewater treatment plant does not have sufficient capacity to 

serve all anticipated growth within its future service area through the year 2030. Lee County 

commits to expand that facility or build an additional facility to meet wastewater demands. One 

of these improvements will be included in a future capital improvements program to ensure that 

sufficient capacity will be available to serve the Mixed-Use Communities and the additional 

development anticipated through the year 2030. 

4.  Development approvals for Mixed-Use Communities are contingent on adequate capacity in the 

public school system (see Goal 67). 

5.  Lee County encourages landowners to concentrate development rights from contiguous DR/GR 

property under common ownership or control. 

6.  Lee County encourages the creation of TDR credits from Southeast DR/GR lands and the transfer 

of those credits to all other designated receiving areas, including: 

a.  Other Mixed-Use Communities; 

b.  Rural Golf Course Communities; 

c.  Improved Residential Communities; 

d.  Future Urban Areas (see Objective 1.1); 
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e.  Mixed-Use Overlay; 

f.  Lehigh Acres Specialized Mixed-Use Nodes; 

g.  Lee Plan designation that allow bonus density (see Table 1(a)); and, 

h.  Incorporated municipalities that have formally agreed to accept TDR credits. 

(Added by Ordinance No. 10-43, Renumbered and Amended by Ordinance No. 12-24, Amended 

by Ordinance No. 14-09, Renumbered by Ordinance No. 15-13) 

 

POLICY 33.3.6: The new TDR program will have the following characteristics: 

 

1.  This program will be in addition to the existing wetland TDR program described in Article IV of 

Chapter 2 of the Land Development Code. 

2.  The preferred receiving locations for the transfer of TDRs are within designated Future Urban 

Areas due to their proximity to public infrastructure and urban amenities (see Objective 1.1), 

specifically the Mixed Use Overlay, the Lehigh Acres Specialized Mixed Use Nodes, and the 

future urban land use categories that allow bonus density (see Table 1(a)). The only sites in the 

DR/GR area permitted to receive transferred development rights are Mixed-Use Communities or 

Rural Golf Course Communities, Improved Residential Communities as shown on Map 17. 

3.  TDR credits will be available from sending areas as follows: 

a.  One TDR credit may be created for each allowable dwelling unit attributable to sending 

parcels within the Southeast DR/GR area. As an incentive for permanently protecting 

indigenous native uplands, one extra dwelling unit will be allowed for each five acres of 

preserved or restored indigenous native uplands. 

b.  As an additional incentive for protecting certain priority restoration lands (see Policy 

33.2.3.2), each TDR credit created pursuant to the preceding subsection will qualify for up to 

two additional TDR credits if the credits are created from land in Tiers 1, 2, 3 or the southern 

two miles of Tiers 5, 6 or 7, as shown on the DR/GR Priority Restoration overlay. 

 

4.  The maximum number of TDR credits that can be created from the Southeast DR/GR lands is 

9,000. 

5.  No more than 2,000 dwelling units can be placed on receiving parcels within the Southeast 

DR/GR Mixed-Use Communities through the TDR credit program. 

 

6.  TDR Credits may be redeemed in designated TDR receiving areas as follows: 

a.  In Mixed-Use Communities in DR/GR areas, each TDR credit may be redeemed for a 

maximum of one dwelling unit plus a maximum of 800 square feet of non-residential floor 

area. 

b.  In Rural Golf Course Communities, see Policy 16.2.7. 

c.  In the Future Urban Areas described in paragraph 2. above, each TDR credit may be 

redeemed for a maximum of two dwelling units. In these Future Urban Areas, the redemption 

of TDR credits cannot allow densities to exceed the maximum bonus density specified in 

Table 1(a). TDR credits may not be redeemed for non-residential floor area in these Future 

Urban Areas. 

d.  Redemption of TDR credits within incorporated municipalities may be allowed where 

interlocal agreements set forth the specific terms of any allowable transfers and where the 

redemption allows development that is consistent with the municipality’s comprehensive 

plan. As in the County’s Future Urban Areas, each TDR credit may be redeemed for a 

maximum of two dwelling units. 

 

7.  When severing development rights from a tract of land in anticipation of transfer to another tract, 

a landowner must execute a perpetual conservation easement on the tract that acknowledges the 

severance of development rights and explicitly states one of the following options: 



 

 
Attachment 1 for    March 17, 2017 

CPA2017-01  Page 23 of 46 

a.  Continued agricultural uses will be permitted; 

b.  Conservation uses only; 

c.  Conservation use and restoration of the property; or 

d. some combination of the above options. 

 

(Added by Ordinance No. 10-43, Renumbered and Amended by Ordinance No. 12-24; Renumbered by 

Ordinance No. 15-13) 

 

POLICY 33.3.7: The Land Development Code will be amended within one year to specify 

procedures for concentrating existing development rights on large tracts, for transferring development 

rights between landowners, for seeking approval of additional acreage subdivisions, and for 

incorporating commercial and civic uses into Mixed-Use Communities as designated on Map 17. 

(Added by Ordinance No. 10-19, Renumbered by Ordinance No. 12-24, Renumbered by Ordinance 

No. 15-13) 

 

POLICY 33.3.8: By 2012 Lee County will evaluate the establishment and funding of a DR/GR TDR 

bank that will offer to purchase development rights for resale in the TDR system. The purpose of this 

program is to give potential sellers the opportunity to sell rights even if no developer is ready to use 

them and to give potential development applicants the opportunity to obtain the necessary rights 

without seeking them on the open market. (Added by Ordinance No. 10-19, Renumbered by 

Ordinance No. 12-24, Renumbered by Ordinance No. 15-13) 

 

****************************************************************************** 

 

OBJECTIVE 33.4: SOUTHEAST LEE COUNTY TRANSFER OF DEVELOPMENT RIGHTS 

(TDR) PROGRAM. To protect water resources and natural habitat of Southeast Lee County, Lee County 

may incorporate Southeast Lee County’s purchase and transfer of development rights programs into the 

Land Development Code. 

 

POLICY 33.4.1: The new programs may create incentives for property owners within Southeast Lee 

County to transfer development rights associated with their parcels to receiving lands outside the 

planning community; or, residential areas identified on Lee Plan Map 17: Southeast DR/GR 

Residential Overlay as specified in Policy 33.4.2. 

 

POLICY 33.4.2: The Southeast Lee County TDR program will have the following characteristics: 

1.  Creation of Transferable Development Units (TDUs). 

a.  Up to one (1) TDU may be created per twenty (20) acres of preserved or indigenous 

wetlands. 

 

b. Up to two (2) TDUs may be created from a single-family lot or parcel designated as 

wetlands that holds an affirmative determination of the single-family residence provision 

pursuant to Chapter XIII of the Lee Plan. 

 

c.  TDU credits may be established from DR/GR designated lands as follows. 

1) Up to one TDU may be created for each ten upland acres encumbered by an 

agricultural easement that meets the requirements of section. 

2) Up to one TDU may be created for each 5 upland acres with indigenous native or 

restored native vegetation encumbered by a conservation easement.  

3) For each TDU credit allowed by c(1) or c(2) above, up to two extra TDU credits may 

be created if the sending area land is designated as Tier 1, Tier 2, Tier 3, or the 
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southerly two miles of Tiers 5, 6, and 7 in the Priority Restoration Strategy (Lee Plan 

Map 1, Page 4).  

 

2.  Receiving area density and intensity equivalents of Southeast Lee County TDUs. 

a. In Mixed-Use Communities in Southeast Lee County identified on Lee Plan Map 17, 

each Southeast Lee County TDU credit may be redeemed for a maximum of one (1) 

dwelling unit plus a maximum of 800 square feet of non-residential floor area. 

 

b. In Improved Residential Communities in Southeast Lee County identified on Lee Plan 

Map 17, each Southeast Lee County TDU credit may be redeemed for a maximum of one 

(1) dwelling unit. 

 

c. In Rural Golf Course Communities in Southeast Lee County identified on Lee Plan Map 

17, each Southeast Lee County TDU credit may be redeemed for a maximum of one (1) 

dwelling unit or two bed and breakfast bedrooms. 

 

d. No more than 2,000 dwelling units may be placed on receiving parcels indentified in 

subsections a. through c. above using the Southeast Lee County TDR program. 

 

e. In the Intensive Development, Central Urban, or Urban Community future land use 

categories outside of Southeast Lee County, each Southeast Lee County TDU may be 

redeemed for up to two (2) dwelling units. Southeast Lee County TDUs may not be 

redeemed for non-residential floor area in these Future Urban Areas. 

 

f. Wetland TDUs may not be used to increase commercial intensity. 

 

3.  The Land Development Code may include regulations that permit the County to evaluate the 

effectiveness of the Southeast Lee County TDR program and make changes that may further 

condition or restrict the use of Southeast Lee County TDUs.  

 

POLICY 33.4.3: The county will administer the TDR program and develop a forum to disseminate 

program information and records.  The forum may include a TDR program website that provides 

general program information, rules and guidelines; TDU administrative determination application; 

county-approved form of conservation easement; certified TDU database with ownership 

information; and, TDU clearinghouse for individuals that request to be included within the TDU 

clearinghouse program. (Added by Ordinance No. 16-07) 

 

 

****************************************************************************** 

 

III. Transportation 

 

a.  Traffic CirculationMulti-modal Transportation 
 

 

GOAL 36: MAPS. Provide and keep current an integrated series of transportation maps., which, when 

coordinated with the policies and programs in this plan and the plans of other agencies and jurisdictions, 

will insure a safe, convenient, and energy-efficient multi modal transportation system for Lee County, 

within the constraints of financial feasibility.  (Amended by Ordinance No. 98-09, 99-15) 

 



 

 
Attachment 1 for    March 17, 2017 

CPA2017-01  Page 25 of 46 

OBJECTIVE 36.1: TRANSPORTATION MAPS. Conduct a rReview and amend of the adopted 

Transportation Map Series maps at least every two years, and amend these maps as necessary based 

on that review. Lee County will coordinate with the MPO to ensure any necessary changes 

incorporated into the MPO Plan remain consistent with the Lee Plan. (Amended by Ordinance No. 

98-09) 

 

POLICY 36.1.1:  The Incorporate by reference, the Lee County Metropolitan Planning 

Organization's 2030 Financially Feasible Plan Map series is hereby incorporated as part of the 

Transportation Map series for this Lee Plan comprehensive plan element. most recent MPO Long 

Range Transportation Plan (LRTP), Bicycle and Pedestrian Master Plan (BPMP), Transit 

Development Plan (TDP), Florida Department of Transportation (FDOT) Transportation Plan and 

Transportation Improvement Plan (TIP). The MPO 2030 Financially Feasible Highway Plan 

Map, as adopted December 7, 2005 and as amended through March 17, 2006, is incorporated as 

Map 3A of the Transportation Map series.  Also, the comprehensive plan amendment analysis for 

the Simon Suncoast (Coconut Point) DRI identified the need for improvements at key 

intersections on US 41 from Estero Parkway to Alico Road to address the added impacts from the 

project for year 2020, and a mitigation payment has been required as part of the DRI development 

order.  Lee County considers the following intersection improvements to be part of Map 3A and 

will program the necessary funds to make these improvements at the point they are required to 

maintain adopted level of service standards on US 41 if they have not been addressed by FDOT; 

 

Intersection Improvements 
US 41/Constitution 

Boulevard 
Southbound Dual Left Turn Lanes 

US 41/B & F Parcel Northbound, Southbound, Eastbound, and 

Westbound Dual Left Turn Lanes 
US 41/Sanibel 

Boulevard 
Southbound Dual Left Turn Lanes 

US 41/ Estero Parkway Southbound and Westbound Dual Left Turn Lanes 
 (Amended by Ordinance No. 98-09, 99-15, 02-02, 02-29, 03-19, 07-11) 

 

POLICY 36.1.2:  Lee County has included Map 3B (Future Functional Classification Map) as 

part of the Transportation Map series, to meet the requirements of Chapter 9J-5.019(5)(a), Florida 

Administrative Code.  Map 3B is not intended to serve a regulatory function.  identifies the future 

functional classification of transportation facilities. References to the functional classification of 

roadways (i.e., arterials, collectors, etc.) in the county land development regulations will rely on 

the existing or future classification of roads.  The existing classification of public roads will be 

kept by the Lee County Department of Transportation.  The existing classification of private 

roads will be kept by the Lee County Division of Development Services.  The future 

classifications are identified on the Official Trafficways Map. in an Administrative Code 

consistent with the functional classification structure adopted by FDOT and coordinated through 

the MPO.  (Added by Ordinance No. 99-15) 

 

POLICY 36.1.3:  Changes to the Lee Plan map series may be necessary from time to time, and 

Lee County will work with the MPO to ensure any necessary changes are incorporated into the 

MPO Plan so that the two plans remain consistent. (Relocated by Ordinance No. 99-15) 

 

POLICY 36.1.4:  This Transportation Map series serves as the future transportation map series 

required by Rule 9J-5 of the Florida Administrative Code.  (Amended by Ordinance No. 98-09, 

Relocated by Ordinance No. 99-15) 
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POLICY 36.1.53:  Construction of new transportation facilities roads and widening of major 

road segments by the county will be based on a prioritized list of the improvements needed to 

create the network depicted on the Ttransportation Mmaps. 3A.   This list will be updated 

annually through the county's capital improvements program. (Amended by Ordinance No. 98-

09, Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 40.1.136.1.4:  The Protect the through traffic capacity of the county's expressways, 

controlled access facilities, principal and minor arterials, and major collectors depicted on Map 

3A will be protected by:.  

 

 

POLICY 36.1.6:  In order to acquire rights-of-way and complete the construction of all roads 

designated on Transportation Map 3A (2020 Financially Feasible Plan map), voluntary 

dedications of land and construction of road segments and intersections by developers will be 

encouraged through relevant provisions in the development regulations and other ordinances as 

described below: 

 

 Voluntary dedication of rights-of-way necessary for improvements shown on Transportation 

Map 3A will be encouraged at the time local development orders are granted. 

 

 In cases where there are missing segments in the traffic circulation system, developers will be 

encouraged to also construct that portion of the thoroughfare that lies within or abuts the 

development. Road impact fee credits will be granted consistent with the provisions of the 

Lee County Land Development Code. Site-related improvements are not eligible for credits 

towards impact fees.  

(Amended by Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 36.2: OFFICIAL TRAFFICWAYS MAP. The county will maintain a map depicting 

the estimated ultimate road and right-of-way needs at the theoretical buildout of Lee County based on 

the development capacities of the future land use plan.  This map will be known as the Official 

Trafficways Map.  The Official Trafficways Map does not, in itself, represent a construction plan or 

program to be implemented within a given time period, nor does it imply that Lee County will be 

responsible for constructing all roads on the map. (Amended by Ordinance No. 99-15) 

 

POLICY 36.2.1:  The Official Trafficways Map is intended to represent all roadway facilities 

that may be needed by buildout of Lee County at some unspecified point in the future.  As such, it 

contains numerous corridors which will not be needed by the year 2030 and are therefore not 

shown on Transportation Map 3A. (Amended by Ordinance No. 98-09, 99-15, 07-12) 

 

POLICY 36.2.2:  Changes to the future land use map that allow increased areas for urban 

development will be made simultaneously with proposed amendments to designate additional 

corridors on the Official Trafficways Map if necessary. (Amended and Relocated by Ordinance 

No. 99-15) 

 

POLICY 36.2.3:  The Official Trafficways Map is intended to show existing and planned 

transportation corridors which are needed to ensure county-wide continuity of the future road 

system.  Review for voluntary compliance with these corridors will occur at the time of approval 

and issuance of local development orders and development permits, as defined in Section 
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163.3164(6) and (7), respectively, Florida Statutes. (Amended and Relocated by Ordinance No. 

99-15) 

 

POLICY 36.2.4:  Transportation corridors contained in local development orders, planned 

development approvals, or DRI development orders will be reviewed by the county to determine 

compliance with the corridor needs shown on the Official Trafficways Map.  Conflicts with these 

corridors and the corridors contained on the Official Trafficways Map will be identified and 

mutual resolution of these conflicts will be encouraged. (Amended by Ordinance No. 98-09, 

Relocated by Ordinance No. 99-15) 

 

POLICY 36.2.5:  Standards for use and development permits within Official Trafficways Map 

corridors will be specified in county zoning and development regulations in a manner consistent 

with these policies. (Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 36.2.6:  The county will identify those existing and planned transportation corridors on 

the Official Trafficways Map under the highest development pressure. The county will then 

establish the precise center lines and roadway widths so that adequate (but not excessive) right-

of-way widths for ultimate buildout are available. (Amended by Ordinance No. 98-09, Amended 

and Relocated by Ordinance No. 99-15) 

 

****************************************************************************** 

 

GOAL 37: LEVEL OF SERVICE (LOS) STANDARDS. Establish and maintain specified 

transportation levels of service LOS standards. on state and county roads within unincorporated Lee 

County and the roads the county maintains within the municipalities, including those level of service 

standards adopted by Rule by the Florida Department of Transportation for Florida Intrastate Highway 

System (FIHS) facilities.  (Amended by Ordinance No. 98-09, 99-15, 00-08) 

 

OBJECTIVE 37.1: GENERAL STANDARDS. Establish Monitor non-regulatory level of service 

(LOS) standards outlined in Policy 95.1.3 on county and state transportation facilities within Lee 

County. Cooperate with municipalities on the facilities maintained by Lee County within the 

municipalities and with FDOT on state transportation facilities.  (Amended by Ordinance No. 99-15) 

 

POLICY 37.1.1: LOS “E” is the minimum acceptable LOS for principal and minor arterials, and 

major collectors on county-maintained transportation facilities. Level of service standards for the 

State Highway System during peak travel hours are “D” in urbanized areas and “C” outside 

urbanized areas. 

 

The minimum acceptable LOS for Pine Island Road between Burnt Store Road and Stringfellow 

Boulevard is also subject to Objective 14.2. 

 

For minimum acceptable levels of service determination, the peak season, peak hour, peak 

direction condition will be defined as the 100th highest volume hour of the year in the 

predominant traffic flow direction.  The 100th highest hour approximates the typical peak hour 

during the peak season.  Peak season, peak hour, peak direction conditions will be calculated 

using K-100 factors and “D” factors from the nearest, most appropriate county permanent traffic 

count station.  (Amended by Ordinance No. 98-09, 99-15, 00-08, 07-09, 10-36, 16-07) Move to 

Glossary? 
 

POLICY 37.1.21: Lee County will develop multi-modal link-specific service volumes 

(capacities) have been established for arterials and collector roadways based on specific local Lee 
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County conditions, for use in the annual monitoring report. determination of the LOS of 

transportation facilities.  Because these service volumes are heavily dependent on existing 

geometrics, signal timing and spacing, variables subject to considerable change over time, the 

link-specific service volumes are appropriate only for short-term analyses (five years or less, as 

measured from the date of the last update of those service volumes).   Lee County has also 

developed generalized service volumes for future year analyses.  The Lee County Department of 

Transportation is responsible for keeping both sets of service volumes up to date. Preparers of 

Traffic Impact Statements for DRIs, rezonings and development orders and other transportation 

analyses must use the most appropriate and up-to-date set of service volumes, as determined by 

the Lee County Department of Transportation.  (Amended by Ordinance No. 98-09, Amended 

and Relocated by Ordinance No. 99-15, Amended by Ordinance No. 14-09) 

 

POLICY 37.1.32:  Lee County will continue to maintain its permanent and periodic traffic count 

program on state and county arterials and collectors in Lee County as the basis for determining 

existing roadway conditions. (Amended by Ordinance No. 98-09, Amended and Relocated by 

Ordinance No. 99-15) 

 

POLICY 37.1.43:  Lee County will continue to use the 2000 most current Highway Capacity 

Manual, and the 2002 Florida Department of Transportation FDOT Quality Level of Service 

Handbook, and other best practices to calculate levels of service, service volumes, and volume-to-

capacity ratios LOS. (Amended by Ordinance No. 98-09, Relocated by Ordinance No. 99-15, 

Amended by Ordinance No. 07-09) 

 

****************************************************************************** 

 

OBJECTIVE 37.2: CONSTRAINED ROADS. Due to scenic, historic, environmental, aesthetic, 

and right-of-way characteristics and considerations, Lee County has determined that certain roadway 

segments will be deemed “constrained” and therefore will not be widened to increase motor vehicle 

capacity.  Reduced peak hour levels of service will be accepted on those constrained roads as a trade-

off for the preservation of the scenic, historic, environmental, and aesthetic character of the 

community. (Amended by Ordinance No. 99-15, 00-08) 

 

POLICY 37.2.1: Reduced peak hour LOS will be accepted on constrained identified in Table 

2(a).  Constrained roads are identified in Table 2(a). (Added by Ordinance No. 99-15, Amended 

by Ordinance No. 00-08) 

 

POLICY 37.2.2:  A maximum volume-to-capacity (v/c) ratio of 1.85 is established for the 

constrained roads identified in Table 2(a) that lie in the unincorporated area.  No permits will be 

issued by Lee County that cause the maximum volume-to-capacity ratio to be exceeded or that 

affect the maximum volume-to-capacity ratio once exceeded.  Permits will only be issued when 

capacity enhancements and operational improvements are identified and committed for 

implementation that will maintain the volume-to-capacity ratio on the constrained segment at or 

below 1.85. (Amended and Relocated by Ordinance No. 99-15, Amended by Ordinance No. 00-

08) 

 

POLICY 37.2.32:  For each constrained road identified in Table 2(a), an Potential Multi-modal 

Operational Improvements Program is hereby established for the constrained roads identified in 

Table 2(a) are identified in Table 2(b).  This program identifies These include operational and 

capacity-enhancing improvements that can be implemented capable of implementation within the 

context of that a constrained system.  The Operational Improvement Program for constrained 

roads is identified in Table 2(b).  Improvements may include adding transit facilities, bicycle 
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lanes, paved shoulders, sidewalks, and motor vehicle turn lanes. (Amended and Relocated by 

Ordinance No. 99-15, Amended by Ordinance No. 00-08) 

 

****************************************************************************** 

 

OBJECTIVE 37.4:  PROPORTIONATE FAIR SHARE PROGRAM.  Lee County will maintain 

a Transportation Proportionate Fair Share Program that provides a method by which the impacts of 

development on transportation facilities can be mitigated by the cooperative efforts of the public and 

private sectors. (Added by Ordinance No. 07-09, Renumbered and Amended by Ordinance No. 14-

09) 

 

POLICY 37.4.1:  Lee County will provide developers with an opportunity to proceed with 

development under certain conditions notwithstanding the failure to achieve transportation 

concurrencyLOS, by allowing developers to contribute their fair a proportionate share of the cost 

of improving impacted transportation facilities that are a bar to concurrency. (Added by 

Ordinance No. 07-09) 

 

POLICY 37.4.2: Previously vested concurrency certificates (i.e., a long-term concurrency 

certificate) will remain valid as long as the certificate includes the following: including up to a 

10-year time limitation, a limitation on changes to the DRI development parameters over time, 

and was executed as part of a local government development agreement in which the developer 

agreed to pay the full proportionate share/impact fee obligation up front. (Added by Ordinance 

No. 00-88, Renumbered and Amended by Ordinance No. 14-09) 

 

POLICY 37.4.32:  Lee County will amend maintain its land development regulations to include 

methodologies that will be used to calculate proportionate fair share contributions to enable 

developers to satisfy transportation concurrency requirements. (Added by Ordinance No. 07-09) 

 

POLICY 37.4.4:  Lee County will annually review and update, as necessary, the Capital 

Improvement Element to reflect proportionate fair share contributions received pursuant to the 

program. (Added by Ordinance No. 07-09) 

 

****************************************************************************** 

 

GOAL 38: CAPITAL IMPROVEMENTS PROGRAMMING:  Provide an objective, predictable, and 

fully funded program for the construction of roadway improvements, consistent with all portions of this 

comprehensive plan. Prioritize and implement, where feasible, projects identified on the transportation 

maps.  Provide for efficient operations and maintenance of the multi-modal transportation system. 

(Amended by Ordinance No. 99-15) 

 

OBJECTIVE 38.1: REVENUES.  A wide variety of innovative financial planning techniques will 

be considered to fully develop the facilities depicted on the Transportation Maps and satisfy the travel 

demand needs of Lee County. Establish fiscally sound transportation budgeting and planning 

practices. (Amended by Ordinance No. 98-09) 

 

POLICY 38.1.1:  The c Lee County will maintain develop and implement an effective and fair 

system of impact fees or similar funding mechanisms to insure ensure that development creating 

additional transportation impacts on arterial and collector roads transportation facilities pays its 

an appropriate fair share of needed improvements the costs to mitigate its (off-site) impacts. 

(Amended by Ordinance No. 99-15) 
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POLICY 38.1.2:  Credit may be given against future impact fees for the dedication of rights-of-

way and the construction of road improvements that are included in the 5 year CIP and for roads 

identified on the future Transportation Map (Map 3A).  Other non-site related road improvements 

may be eligible for credits based on the criteria in the Lee County Land Development Code.  The 

amount of credits will be governed by the provisions of the Lee County Land Development Code.  

No credits will be granted for those improvements determined to be site related.  Consider and 

evaluate a variety of funding sources to construct, operate and maintain current and future 

transportation infrastructure components. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 38.1.3:  Roads impact fees will be reviewed regularly and updated when necessary to 

reflect travel characteristics and construction and right-of-way costs and to determine if the 

capital impacts of new growth are met by the fees. Routinely review and update user fee revenue 

sources based on capital and maintenance costs of transportation facilities.  (Amended by 

Ordinance No. 99-15) 

 

POLICY 38.1.4:  The county will encourage private funding or contributions of road 

construction or right-of-way acquisition through innovative means including, but not limited to, 

voluntary MSTUs and MSBUs.  The county may establish involuntary or to correct deficiencies 

in specific areas or neighborhoods.  MSTUs/MSBUs will be reviewed regularly to determine 

whether existing units can be eliminated or new units should be created.(Amended by Ordinance 

No. 99-15) 

 

POLICY 38.1.54:  The county may designate various limited access facilities as toll facilities. 

(Amended by Ordinance No. 99-15) 

 

POLICY 38.1.6:  The county will maintain standards, criteria, and fees to equitably define 

developers' obligations and costs associated with the construction and right-of-way needs for 

necessary site-related  and off-site improvements. (Amended and Relocated by Ordinance No. 99-

15) 

 

POLICY 38.1.75:  Roadway and intersection improvements mandated by Lee County 

development orders will be determined on the basis of demonstrated need resulting in part or in 

total from the impacts of that development.  These improvements, as well as improvements 

funded by Roads Impact Fees, will be based on roadway and intersection improvement needs 

resulting from new development and will not be limited by jurisdictional responsibility for any 

specific road segment.  The use of Road Impact Fee revenues to improve state roads is an 

acceptable application of those funds.  Lee County will continue to participate in the funding of 

improvements to Transportation impact fees or similar mechanisms collected for projects that 

include the state highway system in their calculation methodology may be used to improve state 

roads.  (Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 38.1.86:  The County may pursue a joint funding mechanisms (such as an 

MSTU/MSBU)  to pay for the widening of Alico Road east of Ben Hill Griffin Parkway to 

encourage economic development in the Alico Road area. Properties that generate traffic on the 

segment of Alico Road east of Ben Hill Griffin Parkway that have not already fully mitigated 

traffic impacts will be required to participate in the funding mechanism.  Participation will be 

creditable against future road impact fees or DRI proportionate share obligations consistent with 

County regulations.  Property that was subject to CPA2009-01 will donate 75 feet of right-of-way 

along the entire frontage of Alico Road.  The donation of right-of-way along Alico Road will not 

be creditable against road impact fees or DRI proportionate share obligations.  (Added by 

Ordinance No. 10-40) 
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POLICY 38.1.97: Lee County will complete a study by July 1, 2017, with input from property 

owners, to determine the improvements necessary to address increased density within the 

Environmental Enhancement and Preservation Overlay (See Policy 33.3.4). The study will 

include a financing strategy for the identified improvements, including participation in a 

Proportionate Fair Share Program. (Added by Ordinance No. 15-13) 

 

****************************************************************************** 

 

OBJECTIVE 38.2: TIMING. When possible, plan the construction of roadway facilities and new 

developments so that established service levels are maintained through time despite the additional 

traffic load Update transportation projects in the Capital Improvement Program (CIP) to prioritize 

operations and maintenance, safety improvements, and projects to maintain LOS or provide 

additional capacity, consistent with Policy 95.1.1. (Amended by Ordinance No. 99-15) 

 

POLICY 38.2.1:  Roadway facilities will be included in the Capital Improvements Program to be 

funded by the county if they resolve existing service level deficiencies, if they are forecasted to 

operate at service level deficiencies during the next five years, or as otherwise provided in 

Policies 38.2.4 and 95.1.1 of this plan. Annually fund projects to improve and make the 

transportation system safer and more efficient through operational, maintenance, and safety 

projects (e.g. small bridge replacement/maintenance, street resurfacing/reconstruction, signal 

improvements and coordination, traffic management systems, intersection modifications, bicycle 

and pedestrian facilities, lighting, street repair, and sign maintenance). (Amended by Ordinance 

No. 99-15) 

 

POLICY 38.2.2:  No development order or development permit, as defined in Section 163.3164, 

F.S., will be granted if the approval will result in a needed facility not being available concurrent 

with the impacts of the development, unless the applicant has been granted previous development 

rights consistent with the Florida Department of Community Affairs' Declaratory Statements #88-

DS-1 and 88-DS-2. (Amended by Ordinance No. 99-15) 

 

POLICY 38.2.32:  The following priorities are established in addition to the priorities provided 

in Policy 95.1.1 for improving the existing and future county maintained road system, in addition 

to the priorities in Policy 95.1.1: 

 

 Priority will be given to the cConstruction, maintenance, and reconstruction, where 

necessary, of roadways needed for emergency evacuation and to serve existing development, 

including hurricane evacuation needs. 

 

 Roads Prioritization of major reconstruction, bridge replacement and capacity expansion 

projects will consider:  

 

1) system preservation/maintenance of assets;  

2) transportation facilities operating at or below the adopted level of service standard LOS 

(existing or projected with approved development orders) as specified in Policy 3795.1.1;  

3) system continuity (e.g. critical bridge replacement/reconstruction, parallel route 

providing relief to I-75);  

4) safety;  

5) multi-modal benefits;  

6) donation or matching fund offers;  
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7) return on investment (e.g. congestion relief, commercial or freight corridor, maintaining 

in good repair, multi-modal improvement); and  

8) other considerations such as projects  and projected to have additional traffic, will be 

improved or parallel facilities will be constructed consistent with Transportation Map 3A, 

or providing street connectivity in urban areas before other new roads are constructed in 

uncongested areas or improvements are made to roads operating at or better than their 

adopted level of service standard. (Amended by Ordinance No. 98-09, 99-15, Relocated 

by Ordinance No. 07-09) 

 

POLICY 38.2.4:  The county will maintain an ordinance, pursuant to Section 163.3220-

163.3243, Florida Statutes, enabling the county to enter into “development agreements” granting 

incentives to developers and landowners who commit to provide improvements to public facilities 

beyond those required by the Lee Plan and other county regulations. (Amended by Ordinance No. 

99-15, Relocated by Ordinance No. 07-09) 

 

POLICY 38.2.5:  In order to help protect the interregional and intrastate travel functions of 

Interstate 75 as part of the Florida Intrastate Highway System, and provide alternatives for local 

traffic use, Lee County will implement a system of parallel reliever roads, consistent with 

Transportation Map 3A. (Added by Ordinance No. 98-09, Relocated by Ordinance No. 07-09) 

 

****************************************************************************** 

 

GOAL 39: TRANSPORTATION AND LAND USE DEVELOPMENT REGULATIONS. Maintain 

Adopt planning practices and clear, concise, and enforceable development regulations that fully address 

on-site and off-site development impacts and protect and preserve public transportation facilities link 

transportation and land use, and identify developer contributions to achieve a multi-modal transportation 

system.  (Amended by Ordinance No. 98-09, 99-15) 

 

OBJECTIVE 39.1: DEVELOPMENT IMPACTS CONTRIBUTIONS TO SUPPORT A 

MULTI-MODAL TRANSPORTATION SYSTEM. Maintain development practices that identify 

developer transportation system responsibilities, including site-related and proportionate share 

contributions; and establish criteria or thresholds to determine the scope of the traffic impact 

statement. The county will maintain and enforce development regulations to ensure that impacts of 

development approvals occur concurrently with adequate roads, and to achieve maximum safety, 

efficiency, and cost effectiveness. (Amended by Ordinance No. 99-15) 

 

POLICY 39.1.1:  New Adopt development regulations providing traffic impact statement 

requirements for development orders and rezoning; and developerment must: provided site-

related improvements, including multi-modal connections and facilities required at time of 

local development order.   

 Have adequate on-site parking. 

 Have access to the existing or planned public road system except where other public policy 

would prevent such access. 

 Fund all private access and intersection work and mitigate all site-related impacts on the 

public road system; this mitigation is not eligible for credit against impact fees. 

(Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.1.2:  County regulations will encourage proposed development along state roads to 

protect existing and planned transportation corridors to meet state standards for future expansions 

consistent with the Transportation Map series and the Official Trafficways Map. Developments 

within municipalities will be subject to Lee County roadway design standards, including 
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provision of site-related improvements within the right-of-way, as a condition of permit approval 

for modifications to county maintained transportation facilities. (Amended by Ordinance No. 98-

09, Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.1.3:  County development regulations will require the interconnection of adjacent 

existing or future residential developments.  Where a developer proposes private local streets with 

access control, he may propose an alternate means of interconnection provided the means does 

not require all local traffic to use the arterial network.  All interconnections will be designed to 

discourage use by through traffic. (Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.1.4:  Main access points from new development will not be established where traffic 

is required to travel through areas with significantly lower densities or intensities (e.g. 

multifamily access through single-family areas, or commercial access through residential areas) 

except where adequate mitigation can be provided. (Amended and Relocated by Ordinance No. 

99-15) 

 

POLICY 39.1.5:  The Land Development Code will continue to require appropriate landscaping 

for developments abutting arterial and collector roads. (Amended and Relocated by Ordinance 

No. 99-15) 

 

POLICY 39.1.63:  Through the plan amendment and zoning process, the county will direct high-

intensity land uses to parcels which abut designated land proximate to existing and future transit 

corridors identified ion Map 3C the transportation maps, LRTP and TDP. (Amended by 

Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.1.7:  Existing development regulations will be periodically reviewed to determine if 

they further the transportation goals, objectives, and policies stated in this comprehensive plan. 

(Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.1.8:  Consistent with state law, Developments of Regional Impact (DRIs) are 

required to analyze their impacts on an existing-plus-committed (E+C) network.  For purposes of 

DRI analyses, Lee County defines an E+C network as those roadways that exist, or are 

programmed for improvement through the construction phase within the first three years of an 

adopted County Capital Improvement Program or State Five-Year Work Program. (Added by 

Ordinance No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 39.2: TRANSPORTATION AND LAND USE PLANNING. Develop and 

maintain transportation planning tools and strategies to coordinate land use development with 

planned transportation facilities appropriate to future urban, suburban, or non-urban areas as 

defined in the Glossary. Include road designs and street modifications to accommodate significant 

truck traffic on freight corridors identified in the MPO Freight Mobility Study and for  transit, 

bicycle, and pedestrian facilities where indicated on the transportation map series and Map 22, 

Lee County Greenways and Multi-Purpose Recreational Trails Master Plan. 

 

POLICY 39.2.1: Future urban areas will have a balanced emphasis on automobile, freight, 

transit, pedestrian, and bicycle modes of transportation by:  

 Promoting safe and convenient street, bicycle and pedestrian facility connectivity for easy 

access between modes.  

 Utilizing short block lengths within urban Mixed Use Overlay areas.  
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 Providing transit service with an emphasis on urban Mixed Use Overlay areas.  

 Incentivizing infill and redevelopment, mixed uses, pedestrian friendly design, and higher 

density in areas served by transit.  

 Providing sidewalks along all roads and streets in urban areas, except where prohibited.  

 

POLICY 39.2.2: Future suburban areas will have an emphasis on movement by motor vehicle 

by:  

 Providing connectivity and accessibility to different uses through a network of motor vehicle, 

transit, bicycle, and pedestrian facilities.  

 Providing transit service with an emphasis on suburban Mixed Use Overlay areas.  

 Incentivizing infill and redevelopment, mixed uses, pedestrian friendly design, and higher 

development density/intensity in areas served by transit.  

 Providing sidewalks along all roads, except where prohibited and except on roads eligible for 

a waiver as outlined in the LDC.  

 

POLICY 39.2.3: Future non-urban areas are planned primarily for motor vehicle transportation 

by:  

 Limit transit service and provision of separate pedestrian facilities to Mixed Use Overlay 

areas unless otherwise stated in the Plan.  

 Accommodate bicycle usage on bicycle lanes, paved shoulder or multiuse recreational trail 

facilities.  

 

POLICY 39.2.4: Encourage connectivity when streets are proposed for county maintenance. 

Evaluate extending county-maintained streets, including bridges, to eliminate dead-end public 

streets. 

 

POLICY 40.1.239.2.5: The following standards are hereby established as the minimum desirable 

distances between connections to the county-maintained road network: 

 

 Roadway Classification   Centerline Distances (Feet) 

 

 Arterial      660 

 Collector      330 

 Local Street      125 

 Frontage road, reverse frontage road     60 

   or accessway 

 

Establish connection separation standards in the LDC based on functional classification and 

future  urban, suburban, or non-urban area designation. Exceptions to these standards, and any 

criteria that would govern these exceptions, will be specified in the county's land development 

code.  Certain roadways in the county are designated by the board Designate by Board action, 

certain roadways in the LDC as “controlled access,” to which permanent access points are 

restricted to locations established and set by a specific access plan adopted by Board resolution. 

(Amended by Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 39.2.6: OBJECTIVE 41.2: ENVIRONMENTAL IMPACTS. New and expanded 

transportation facilities will continue to be aligned and designed to protect estuarine water bodies, 

environmentally sensitive areas, and rare and unique habitats (see Conservation and Coastal 

Management element), unless identified on the transportation map series. (Amended by 

Ordinance No. 98-09) 
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POLICY 41.2.139.2.7:  Construction of new collector and arterial roads will not be undertaken 

by the county in Non-Urban areas unless fully reimbursed by MSTU/MSBUs or property owners, 

except where needed for through traffic to or between designated future urban areasidentified in 

the transportation map series. (Amended by Ordinance No. 99-15) 

 

****************************************************************************** 

 

GOAL 40: SAFETY, ENERGY-EFFICIENCY, ACQUISTION, PRESERVATION, AND 

PROTECTION MEASURES FOR A MULTIMODAL TRANSPORTATION SYSTEM. Establish 

strategies for safe, convenient, and energy-efficient operation for roads and the development acquisition, 

preservation, and protection of a multi-modal transportation system that is aesthetically-pleasing and 

furthers the efficient movement of commerce. (Amended by Ordinance No. 98-09, 99-15) 

 

OBJECTIVE 40.1: PROTECTION OF ROADWAY CAPACITY. The county will protect the 

capacity and operational ability of county-maintained roadways through the enforcement of access 

control, connection separation standards and other methods. (Amended by Ordinance No. 98-09, 99-

15) 

 

POLICY 40.1.1:  The through traffic capacity of the county's expressways, arterials, and 

collectors will be protected by: 

 

 Regulating accesses to collector and arterial streets to the extent permitted by state law. 

 Providing sufficient distance between land access and expressway/freeway interchanges. 

 Spacing signalized intersections on arterials and collectors for efficient traffic signal 

operation. 

 Prohibiting on-street parking on arterials and collectors except in areas designated by the 

Board of County Commissioners. 

 Developing a system of parallel access or frontage roads along identified collectors, arterials, 

and limited access facilities. 

 Requiring access to arterials and collectors to be designed, funded, or built to meet forecasted 

use needs, including turn lanes, acceleration and deceleration lanes, and funding for future 

signalization. 

 

(Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 40.1.2: The following standards are hereby established as the minimum desirable 

distances between connections to the county-maintained road network: 

 

 Roadway Classification   Centerline Distances (Feet) 

 

 Arterial       660 

 Collector      330 

 Local Street      125 

 Frontage road, reverse frontage road     60 

   or accessway 

 

Exceptions to these standards, and any criteria that would govern these exceptions, will be 

specified in the county's land development code.  Certain roadways in the county are designated 

by the board as “controlled access,” to which permanent access points are restricted to locations 
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established and set by a specific access plan adopted by the Board by resolution. (Amended by 

Ordinance No. 98-09, Amended and Relocated by Ordinance No. 99-15) 

 

POLICY 40.1.3:  The county will utilize a combination of methods to maintain the connection 

separation standards, including but not limited to requiring access roads, interconnections 

between developments, cross-access easements, continuous right-turn lanes, and other appropriate 

methods.  The proper application of these various methods, and when any exceptions to the 

standards may apply, will be specified  The county will maintain an Access Road Location Map 

identifying where access streets are the preferred method of maintaining the connection 

separation standards. (Added by Ordinance No. 98-09, Amended and Relocated by Ordinance 

No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 40.239.3: EFFICIENCY AND SAFETY. The county will continue its program of 

county transportation system modifications to increase travel safety and efficiency, such as the 

institution of automated toll collection and the Variable Pricing Program to encourage reduced-peak 

usage of toll facilities.  Other measures designed to make the county's transportation system safer and 

more efficient will be proposed and implemented on an ongoing basis.  protect the public health, 

safety, and welfare. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 40.2.339.3.1:  The county will maintain a transportation systems management  program 

to identify high-hazard accident crash locations.  Engineering studies designed to identify 

structural and non-structural measures and countermeasures to mitigate such hazards should be 

prepared annually and incorporated into the Capital Improvements Program. (Amended by 

Ordinance No. 99-15) 

 

POLICY 40.2.439.3.2:  Safety conditions will be improved by incorporating state-of-the-art 

safety  measures into development regulations and by reconstructing unsafe roadway 

conditions.Improve safety and reduce crashes by addressing freight, motor vehicle, transit, 

bicycle and pedestrian conflict points along roadways. (Amended by Ordinance No. 99-15) 

 

POLICY 40.2.539.3.3:  A special roadway signalization, direction, and clearing plan will be 

developed and kept up to date to insure that any necessary hurricane evacuation along county 

roadways has maximum favorable roadway operating conditions. Ensure the county maintained 

transportation system can operate during evacuation and emergency events. (Amended by 

Ordinance No. 99-15) 

 

************************************************************************* 

 

OBJECTIVE 39.4: EFFICIENCY. The County will continue its program of system modifications 

to make the transportation system more efficient for all users.  

 

POLICY 40.2.139.4.1:  In order to pursue Encourage more efficient use of existing road space, 

conserve energy, and reduce peak hour vehicle usage in congested areas, the county will promote 

for others and implement itself: using transportation demand management (TDM) strategies and 

employer-based incentives including: 

 Variable or staggered work hours and telecommuting. 

 Car pooling and rRide sharing programs (e.g. carpooling, multiple occupancy vehicle lanes, 

park and ride lots). 



 

 
Attachment 1 for    March 17, 2017 

CPA2017-01  Page 37 of 46 

 Incentives, premium service facilities and programs to increase the use of mass transit as 

identified through the Transit Development Plan (TDP) (e.g. reduce transit headways, bus 

rapid transit, neighborhood circulators, rider incentives, regional connectors). 

 Incentives Toll programs (e.g. off-peak hour incentives, automated collection and payment 

acceptance with other toll systems) and programs to encourage transportation demand 

management.  

 

POLICY 40.2.239.4.2:  Low-cost efficiency and safety improvements will be prioritized, 

Prioritize transportation system management (TSM) strategies for better movement of people and 

goods such as: 

 

 Continuing a tTraffic signal progression program (including synchronization) for arterial 

roadways,interconnection, coordination and  monitored quarterly, and rapidly responding to 

emergency progression problemsmonitoring for rapid response. 

 Monitoring and improving signals, signs, street lighting, and lane markings on all roadways. 

 Restricting Regulating median cuts and driveways. 

 Keeping Adequately funding street operations, maintenance and reconstruction programs 

adequately funded. 

 Maintaining existing highway facilities or reconstruction of existing intersections. 

 

 

POLICY 40.2.639.4.3:  The County will consider implementation of appropriate improvements 

identified through in the Lee County Metropolitan Planning Organization'sMPO Congestion 

Management System (CMS) and Freight Movement study in the LRTP. (Added by Ordinance 

No. 98-09) 

 

POLICY 40.2.7:  The County will annually fund its Traffic Signal/Intersection Improvement 

program in its Capital Improvement Program, to be used to pursue the types of improvements 

identified under Objective 40.2 to make the transportation system safer and more efficient. 

(Added by Ordinance No. 98-09, Amended by Ordinance No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 40.339.5: ROADWAY LANDSCAPING. The county will implement a landscaping 

program for Lee County roadways utilizing the guidelines for design implementation and long term 

maintenance set forth in the Lee County Roadway Landscape (LeeScape) Master Plan updated on 

August 28, 2001. (Amended by Ordinance No. 98-09, 99-15, 07-09) 

 

POLICY 40.3.139.5.1:  The Maintain the Lee County Roadway Landscape (LeeScape) Master 

Plan is as a long term operating document and guide for the landscape development and 

maintenance along designated arterial and collector roadways within Lee County within county 

maintained right-of-way. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 39.5.2 Lee County may establish right-of-way landscaping requirements for 

development along non-county maintained roadways in the LDC. 

 

POLICY 40.3.2:  The LeeScape Master Plan includes a range of landscaping levels for targeted 

roadways, from a “core level” to enhanced options that may be added to projects over time.  The 

“core level” planting design emphasizes tree canopy, which provides high visibility and shade 

and establishes an overall site framework.  As increased capacity for maintenance is available, or 
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as priorities for enhancement are mandated on special roadways, additional levels of landscaping 

may occur.  The typical designs identified for urban and rural roadway cross-sections consider 

safety as well as beauty. (Amended by Ordinance No. 99-15) 

 

POLICY 40.3.3:  The Roadway Landscape Advisory Committee has been established to advise 

County staff on the update and implementation of the LeeScape Master Plan. (Added by 

Ordinance No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 40.439.6: OTHER MODES OF TRANSPORTATION BICYCLE/PEDESTRIAN 

NETWORK. When conducting all transportation planning and engineering studies, consider the 

needs and opportunities to allow and encourage the convenience, safety and accessibility of bicyclists 

and pedestrians of all ages use of all modes of transportation. (Amended by Ordinance No. 98-09, 99-

15) 

 

POLICY 40.4.1:  The county will consider the mass transit policies under Objective 43.1 during 

roadway studies. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 40.4.239.6.1:  The county will develop a safe and interconnected bicycle/pedestrian 

system in unincorporated Lee County to meet the users' needs for transportation and recreation, 

network, consistent withgiving priority to facilities depicted on the Bikeways/Walkways 

Facilities Plan (Map 3D), the Greenways Multi-Purpose Recreational Trails Master Plan (Map 

22), and the MPO BPMP.  The system will provide facilities between residential, work, school, 

shopping, and recreation areas.  Map 3D represents a desired future network unrestricted by 

jurisdictional responsibility or funding availability.  The county is not obligated to build all the 

facilities depicted on the map. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 40.4.3:  Safety considerations for pedestrians and cyclists will be incorporated into the 

design of segments and intersections of arterial and collectors. (Amended by Ordinance No. 99-

15) 

 

POLICY 40.4.439.6.2:  County implementation of the relevant portions of the system as shown 

in Map 3D will be through incorporation of Incorporate bicycle/pedestrian facilities where 

possible in the construction plans of new and expanded roadways, requirements for new 

development to install facilities, federal and state grant applications, and annual County with the 

public or private funding and construction of improvements. (Added by Ordinance No. 99-15) 

 

POLICY 40.4.5:  The County will establish as priorities for its annual bicycle/pedestrian funding 

program the development of a network of bicycle/pedestrian facilities on arterial and collector 

roadways as identified on Map 3D and the connection of public schools to established residential 

neighborhoods.  The county will establish priorities with assistance from the Bicycle/Pedestrian 

Advisory Committee. (Amended by Ordinance No. 98-09, Amended and Relocated by Ordinance 

No. 99-15)  

 

POLICY 40.4.6:  Develop and maintain an environmentally sensitive transportation system that 

provides safe, convenient and efficient travel through an affordable balance of alternative 

transportation modes, coordination with the Lee County Bikeways/Walkways Facilities Plan, and 

coordination with adjacent communities in accordance with the Lee County Greenways Master 

Plan (Map 22). (Added by Ordinance No. 07-09) 
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POLICY 40.4.7:  The County will encourage development designs to promote pedestrian and 

bicycle linkages between abutting residential and non-residential uses such as shops, office and 

employment centers, civic uses, parks, and schools. (Added by Ordinance No. 07-09) 

 

POLICY 40.4.839.6.3:  Promote non-motorized transportation greenway projects throughout Lee 

County. and coordinate multi-use trail projects whenever feasible with Lee County Department of 

Transportation and other agencies as identified in the Greenways Master Plan. (Added by 

Ordinance No. 07-09) 

 

POLICY 39.6.4: Develop and implement design standards and practices for a multi-modal 

transportation network with complete streets for all modes of travel. Include adequate width for 

transit, bicycle, and pedestrian facilities, appropriate to context in anticipated right-of-way needs. 

 

****************************************************************************** 

 

GOAL 41: COMMUNITY AND ENVIRONMENTAL IMPACTS. Develop and maintain a 

transportation system that protects community and neighborhood integrity and that preserves critical 

environmental habitats and significant aesthetic values.  (Amended by Ordinance No. 99-15) 

 

POLICY 41.1.139.7.1:  Alignments of new and expanded roads and other transportation 

improvements will be selected to minimize the cost/benefit maximize the benefit/cost ratio while: 

 

 Minimizing the number of businesses and residences displaced. 

 Using major roads to define neighborhoods. 

 Allowing sufficient land area between arterials to enable the formation of new 

neighborhoods. 

 Facilitating the development of mixed-use overlay areas, promoting infill and redevelopment.  

 Distributing traffic loadings among available facilities.  

(Amended by Ordinance No. 98-09) 

 

POLICY 41.1.2:  The alignment of arterials or expressways that penetrate or divide established 

residential neighborhoods will be avoided except where no feasible alternative exists. (Amended 

by Ordinance No. 99-15) 

 

POLICY 41.1.3:  For those neighborhoods where too much through traffic is a problem, the 

county will study (and implement when warranted) neighborhood traffic control plans to protect 

residential areas from the harmful impacts of excessive traffic. (Amended by Ordinance No. 02-

02) 

 

POLICY 41.1.4:  Local streets will be used to mitigate existing arterial or collector congestion 

problems only as a last resort.  Planning new corridors through such areas will be undertaken in 

conjunction with reimbursement for losses and a safety and buffering program for remaining 

residents. (Amended by Ordinance No. 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 41.2: ENVIRONMENTAL IMPACTS. New and expanded transportation facilities 

will continue to be aligned and designed to protect environmentally sensitive areas and rare and 

unique habitats (see Conservation and Coastal Management element). (Amended by Ordinance No. 

98-09) 
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POLICY 41.2.1:  Construction of new collector and arterial roads will not be undertaken by the 

county in Non-Urban areas unless fully reimbursed by MSTU/MSBUs or property owners, except 

where needed for through traffic to or between designated future urban areas. (Amended by 

Ordinance No. 99-15) 

 

POLICY 41.2.2:  New roads or expansion of existing facilities will not be extended through 

wetland systems and estuarine water bodies except in instances of overriding beneficial public 

interest and unless: 

 

 Iit is the only feasible route to serve existing or designated future urban areas; 

 The crossing is culverted or bridged to the greatest degree possible, maintaining pre-

development volume, direction, distribution, and surface water hydroperiod consistent with 

County standards and providing adequate wildlife corridors; 

 Scenic overlook opportunities are provided if appropriate; and 

 Equivalent mitigation is provided. (Amended by Ordinance No. 99-15) 

 

POLICY 41.2.3:  The design phase of all new or improved arterial and collector roads which 

would affect wetland systems and estuarine water bodies will include an environmental impact 

assessment.  This assessment will also address impacts on historic structures, archaeological 

resources (if the road travels through a zone of archaeological sensitivity), and rare and unique 

upland habitats (RU, see Objective 104.1). (Amended by Ordinance No. 99-15) 

 

POLICY 41.2.4:  Adequate provision will be included for the safe passage of wildlife across new 

or reconstructed county roads where required by law, permit conditions or where otherwise 

appropriate. (Amended by Ordinance No. 99-15) 

 

POLICY 41.2.5:  New and expanded roadways will not destroy archaeological sites unless full 

recovery of data and artifacts is included in the process. (Amended by Ordinance No. 99-15) 

 

****************************************************************************** 

 

b.  Mass Transit 
 

GOAL 43: MASS TRANSIT SERVICE. In an effort to minimize Reduce the number of automobile 

trips on Lee County roads, the county will provide by providing high quality public transit service within 

to residents and visitors in and between the concentrated population centers of Lee County, and ensure 

that this service is integrated with other modes of transportation.  (Amended by Ordinance No. 99-15, 07-

09) 

 

OBJECTIVE 43.1: RIDERSHIP. The county will maintain continually improve efforts to increase 

annual public transit ridership sufficient to achieve 1.3 passenger trips per revenue mile by 1999. 

(Amended by Ordinance No. 98-09) 

 

POLICY 43.1.2:  Maintain efforts to provide for the construction of bus stop amenities such as 

bus shelters and bus pull-off bays at far-side locations on arterials and collector roadways with 

posted speeds of 45 mph or greater where needed. (Amended by Ordinance No. 98-09, 07-09) 
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POLICY 43.1.3:  Establish park-and-ride lots and routes for commuters and visitors to serve 

high demand locations (e.g. shopping centers, condominiums, apartments and residential areas) 

and areas with limited roadway facilities.  

 

POLICY 43.1.4:  Continue the development of multi-modal transfer facilities, various ride-

sharing techniques, paratransit service, and vanpooling to complement conventional public transit 

service especially where major trip generators or attractors exist or are proposed.  Establish 

incentives and disincentives to promote Multiple Occupancy Vehicle use and to discourage 

Single Occupancy Vehicle traffic during the peak hour. (Amended by Ordinance No. 99-15, 07-

09) 

 

POLICY 43.1.5:  Study and implement enhanced fixed route service and alternatives to fixed 

route service, to make the mass transit system more attractive to non-users. (Amended by 

Ordinance No. 07-09) 

 

POLICY 43.1.6:  Provide for the density and intensity requirements for efficient mass transit 

service when considering amendments to the Future Land Use Map. (Amended by Ordinance No. 

98-09, 07-09) 

 

POLICY 43.1.7:  Maintain public transit service where it is currently available in urban areas 

and expand public transit service to (and between) the future urban areas as delineated in the 

Future Land Use element where feasible.  

 

POLICY 43.1.83:  Develop and maintain a convenient public transit network between new or 

expanded urban areas and existing destinations such as central Fort Myers and Cape Coral, other 

centers of employment, and shopping, medical, educational, residential, and recreation centers.  

 

POLICY 43.1.9:  Lee Tran will coordinate with the Port Authority to continue to provide high 

quality public transit service to the Southwest Florida International Airport. (Amended by 

Ordinance No. 98-09, 99-15, 07-09) 

 

POLICY 43.1.10:  Work with the Florida Board of Regents to provide public transit service for 

Florida Gulf Coast University. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 43.1.11:  Explore rider incentives through local businesses, such as discount coupons, 

and other options identified through transportation demand management (TDM) evaluations. 

(Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 43.1.12:  The County will work to ensure that road ownership is not an impediment to 

transit or pedestrian service/facilities. (Added by Ordinance No. 07-16) 

 

POLICY 43.1.4: Develop and maintain a convenient public transit network between 

unincorporated communities, participating municipalities, the Southwest Florida International 

Airport and Florida Gulf Coast University.  

 

****************************************************************************** 

 

OBJECTIVE 43.2: NEW DEVELOPMENT. Require that large new developments provide 

convenient access to mass transit.  
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POLICY 43.2.1:  Through county development regulations, require that developments with a 

Suburban Area density or higher provide the following as needed, all of which will meet the 

Americans with Disability Act requirements: 

 

 Bus accommodations such as dedicated transfer/loading areas, adequate lane widths and turn 

arounds; 

 Bus shelters with route information displays; 

 Bicycle storage areas near major bus stops; and 

 Walkways for access to bus stops.  

(Amended by Ordinance No. 98-09, 99-15, 07-09) 

 

****************************************************************************** 

 

OBJECTIVE 43.3: OPERATING POLICIES. Maintain a public transit service that offers 

reliability, accessibility, safety, convenience, affordable prices, and efficiency (as outlined and 

measured in Policy 43.3.1)the TDP. (Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 43.3.1:  Provide service that will establish operating standards of 14 passengers per 

revenue vehicle hour, 1.3 passenger per revenue vehicle mile, and farebox revenues at a 

minimum of 20% of operating expenses. (Amended by Ordinance No. 99-15) 

 

POLICY 43.3.32:  Widely disseminate mass transit scheduling and service information 

throughout the transit service area.  Increase efforts to educate the public about the services and 

features of the mass transit system through outreach programs and additional advertising 

campaigns.  Investigate innovative methods to make mass transit a more attractive transportation 

alternative. (Amended by Ordinance No. 99-15) 

 

POLICY 43.3.3:  Utilize new technologies to disseminate information, such as mass transit 

scheduling and service information, when practicable. 

 

POLICY 43.3.4:  Use the citizens advisory committee (CAC) of the Lee County MPO to bring 

additional public input into the system's decision-making process. (Amended by Ordinance No. 

99-15, 07-09) 

 

POLICY 43.3.54:  Develop convenient schedules and other mechanisms to encourage downtown 

employees to use of mass transit for commuting trips during peak hours; and establish flexible 

scheduling for county employees to relieve congestion on mass transit and roadway facilities. 

(Amended by Ordinance No. 99-15) 

 

POLICY 43.3.65:  Develop a plan for Continue conversion of transit vehicles to alternative fuels 

by 2012. (Added by Ordinance No. 07-09) 

 

****************************************************************************** 

 

POLICY 43.4.1:  Coordinate mass transit activities with the Metropolitan Planning 

OrganizationMPO, the Florida Department of TransportationFDOT, and the Federal Transit 

Administration. (Amended by Ordinance No. 99-15) 

 

POLICY 43.4.2:  Provide transit service accessibility to elderly and disabled residents and to 

others with special needs. (Amended by Ordinance No. 99-15, 07-09) 
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POLICY 43.4.43:  Along with the School Board, the County will develop a joint plan for 

transporting students on public transportation and school buses, and utilize this planning during 

special events. (Added by Ordinance No. 07-16) 

 

POLICY 43.1.94.4:  Lee Tran will coordinate with the Port Authority to continue to provide high 

quality public transit service to the Southwest Florida International Airport. (Amended by 

Ordinance No. 98-09, 99-15, 07-09) 

 

POLICY 43.1.104.5:  Work with the Florida Gulf Coast University Board of Regents Trustees to 

provide public transit service for Florida Gulf Coast University. (Amended by Ordinance No. 98-

09, 99-15) 

 

****************************************************************************** 

 

OBJECTIVE 43.5: CORRIDOR PROTECTION. Consider the establishment of exclusive mass 

transit corridors where necessary and appropriate. (Amended by Ordinance No. 98-09) 

 

POLICY 43.5.1:  Consider the demand for mass transit, and particularly for future mass transit 

rights-of-way or exclusive corridors, while conducting all major transportation planning studies.  

 

****************************************************************************** 

 

GOAL 44: TRANSIT DEVELOPMENT PLAN. To continue the development of a Transit 

Development Plan (TDP) for the county.  (Amended by Ordinance No. 99-15) 

 

OBJECTIVE 44.1: TDP STUDY. Complete a comprehensive update of the Lee County Transit 

Development Plan every three years, with annual minor updates, as needed. and iImplement its 

recommendations in order to enhance and improve the future of mass transit in Lee County. 

(Amended by Ordinance No. 98-09, 99-15) 

 

POLICY 44.1.3:  Develop transit system alternatives to fixed route bus service, such as High 

Occupancy Vehicle Lanes, Bus Rapid Transit, and Light Rail, queue jumps, exclusive bus lanes, 

and signal priority for transit vehicles. (Added by Ordinance No. 07-09) 

 

****************************************************************************** 

 

POLICY 135.1.4: Provide for housing bonus density as set forth in the Land Development Code 

(LDC), Sections 34-1511 to 34-1520, to stimulate the construction of very-low, low and moderate 

income affordable housing in Lee County. (Amended by Ordinance No. 94-30, 98-09, 00-22, 07- 

17) 
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GLOSSARY 

 

 

CORNER-STORE COMMERCIAL - A small store servicing a range of daily needs within a 

neighborhood and accessible by pedestrian friendly streets and/or plazas, having a building footprint of 

less than 5,000 square feet. (Added by Ordinance No. 07-14) 

 

DENSITY – The number of residential dwelling or housing units per gross acre (du/acre). Densities 

specified in this plan are gross residential densities. For the purpose of calculating gross residential 

density, the total acreage of a development includes those lands to be used for residential uses, and 

includes land within the development proposed to be used for streets and street rights of way, utility 

rights-of-way, public and private parks, recreation and open space, schools, community centers, and 

facilities such as police, fire and emergency services, sewage and water, drainage, and existing man-made 

waterbodies contained within the residential development.  

 

When the calculation of the gross density of a development results in a fractional density, 0.50 of a 

dwelling unit or greater shall be rounded up to the next whole number and fractions less than 0.50 shall be 

rounded down. No further rounding is permitted. Fractional density rounding may not be applied to 

parcels subject to the Gasparilla Island Conservation District Act of 1980 (as amended) or existing, 

undersized parcels that would require a determination through the Single Family Residence provision of 

the Lee Plan, Chapter XIII to permit one single-family residence on said parcel. Fractional density 

rounding may not be applied to parcels of land created (subdivided or combined) after March 16, 2016 in 

a manner that would permit greater gross density than that was permitted (with fractional density 

rounding) prior to creation of the new parcel.  

 

Lands for commercial, office, industrial uses, natural water bodies, and other non-residential uses must 

not be included in the density calculation, unless otherwise stated in this plan., except within areas 

identified on the Mixed Use Overlay Map (Future Land Use Map Series Map 1 page 6 of 8) that have 

elected to use the process described in Objective 4.2 and except within areas identified as Mixed-Use 

Communities as identified on Map 17 where development rights are concentrated or transferred using the 

process described under Objective 33.3.  

 

Within the Captiva community in the areas identified by Policy 13.2.1, commercial development that 

includes commercial and residential uses within the same project or the same building do not have to 

exclude the commercial lands from the density calculation.  

 

For true mixed use developments located on the mainland areas of the County, the density lost to 

commercial, office and industrial acreage can be regained through the utilization of TDRs that are either 

created from Greater Pine Island Coastal Rural future land use category or previously created TDRs. True 

mixed use developments must be primarily multi-use structures as defined in this Glossary as a mixed use 

building. If development is proposed in accordance with Policy 2.12.3, residential densities are calculated 

using the total land area included in the mixed use portion of the development.   

 

(Amended by Ordinance No. 98-09, 00-22, 03-21, 05-21, 07-09, 07-14, 09-06, 10-43, CPA2015-13) 

 

EXTENDED PEDESTRIAN SHED - The estimated distance that a person is willing to walk under 

special circumstances in order to reach a destination. The extended pedestrian shed is ½ mile, or an 8 to 

10 minute walk from the common destination. (See also: Pedestrian Shed). (Added by Ordinance No. 07- 

14) 
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FAÇADE - The elevations of a building usually set parallel to the frontage line. Facades define the public 

space and are subject to requirements additional to those of elevations such as architectural standards, 

assigned frontage types and height restrictions. (Added by Ordinance No. 07-14) 

 

FORM-BASED CODE - A method of regulating development to achieve a specific urban form. 

Formbased codes create a predictable public realm by controlling physical form primarily, with a lesser 

focus on land use, through city or county regulations. Form-based codes address the relationship between 

building facades and the public realm, the form and mass of buildings in relation to one another, and the 

scale and types of streets and blocks. (Added by Ordinance No. 07-14) 

 

FUTURE URBAN AREAS - Those future urban categories on the Future Land Use Map which that are 

designated for urban activities, allow for bonus density, and encourage a mixture of uses: Intensive 

Development, General Interchange, Central Urban, Destination Resort Mixed Use Water Dependent 

(DRMUWD), and Urban Community,. Suburban, Outlying Suburban, Industrial Development, Public 

Facilities, Airport, Tradeport, Industrial Interchange, General Interchange, General Commercial 

Interchange, Industrial Commercial Interchange, University Village Interchange, Mixed Use Interchange, 

University Community, and New Community. (Amended by Ordinance No. 94-30, 99-18, 04-16) 

 

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use Map that are 

designated primarily for single use developments: Suburban, Outlying Suburban, Sub-Outlying Suburban, 

Industrial Development, Airport, Tradeport, Commercial, Industrial Interchange, General Commercial 

Interchange, Industrial Commercial Interchange, University Village Interchange, University Community, 

Public Facilities, and New Community. 

 

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that are designated 

primarily for single use developments with a density equal to or less than 1 unit per acre: Rural, Rural 

Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands (upland 

and wetland), and Density Reduction/Groundwater Resource. 

 

GREYFIELD DEVELOPMENT - Redevelopment of antiquated or underutilized commercial or 

industrial properties such as strip shopping centers, malls and office parks, not qualifying as brownfields. 

(Added by Ordinance No. 07-14) 

 

MIXED USE - The dDevelopment, in a compact urban form, including residential and one or more 

different but compatible uses, such as but not limited to: office, industrial and technological, retail, 

commercial, public, entertainment, or recreation. These uses may be combined within the same building 

or may be grouped together in cohesive neighboring buildings with limited separation, unified form and 

strong pedestrian interconnections to create a seamless appearance. True mixed use developments 

primarily consist of mMixed uUse bBuildings as defined by this Glossary. (Amended by Ordinance No. 

05-21, 07-14) 

 

MIXED USE BUILDING - Mixed Use Building means a A building that contains at least two different 

land uses (i.e. commercial and residential, R & D and residential, office and residential, commercial and 

civic use open to the public) that are related. (Added by Ordinance No. 05-21) 

 

PEDESTRIAN SHED - The estimated distance that a person is willing to walk in order to reach a 

destination. The standard pedestrian shed is ¼ mile, or a five to eight minute walk from the common 

destination.  The extended pedestrian shed is ½ mile, or an 8 to 10 minute walk from the common 

destination. This is the estimated distance that a person is willing to walk under special circumstances in 

order to reach a destination. (Added by Ordinance No. 07- 14) 
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PLANNED DEVELOPMENT – Zoning specific to a single development that is designed as a cohesive, 

integrated unit under unified control that permits flexibility in building siting, mixture of housing types 

or land uses, clustering, common functional open space, the sharing of services, facilities and utilities 

and protection of environmental and natural resources. 

 

STREETSCAPE - The layer between the lot line or building facade and the edge of the vehicular lanes. 

Principal variables are type and dimension of curbs, walks, planters, street trees, and streetlights. (Added 

by Ordinance No. 07-14) 

 

TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND) - A form of development that creates 

mixed-use, mixed-income neighborhoods that are compact, diverse and walkable. (Added by Ordinance 

No. 07-14) 

 

TRANSFER OF DEVELOPMENT RIGHTS (TDR) PROGRAM  - The program by which dwelling 

units or development rights are conveyed to another property through transfer or sale. The landowner 

may sell development rights and may retain the title to the land and the right to use the land on a 

limited basis.  

TRANSFERABLE DEVELOPMENT UNIT (TDU) – A unit of development rights that are severed 

from a sending parcel and that can be transferred for use on a receiving parcel. 

VILLAGE COMMERCIAL - The cluster of mixed-use commercial and service establishments, serving 

short and long term needs of a limited service area in attractive, compact locations; oriented toward 

window shopping. (Added by Ordinance No. 07-14) 

 

Map Amendments: 

 

 Map 3D-1: Bikeway/walkway Facility Plan – Planned Facilities (Delete) 

 Map 3D-2: Bikeway/walkway Facility Plan – Existing Facilities (Delete) 

 Map 3D: Lee County Bikeways & Walkways (Combine and update 3D-1 and 3D-2) 

 Map 19: Commercial Site Location Standards (Delete) 

 Map 22: Lee County Greenways Master Plan (Update) 
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Map Generated: January 2008
City Limits current to date of map generation

October 28,1994
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COMMERCIAL
SITE LOCATION

STANDARDS

Intersection meets Neighborhood and
Community Commercial Center Standards
(Policy 6.1.2.2 and 6.1.2.3)

Intersection meets Neighborhood
Commercial Center Standards
(Policy 6.1.2.2)

City Limits

LEGEND

Notes: 

1) Circles designating intersections are not shown at any set scale.  

2) This map implements policies 6.1.2.2 and 6.1.2.3.  It is not an assurance 
that commercial zoning will be approved for any particular parcel within 
the designated intersections.  Nor does it supersede the various exceptions 
to the standards within the plan. 

3) All development within the designated intersections must be consistent 
with the Lee Plan, including the direct access requirements in policies 
6.1.2.2 and 6.1.2.3. 

4) Commercial development within interchange areas is regulated by policy 
6.1.2.9. 
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Map Generated: July 2010
City Limits current to date of map generation

Adopted May 16, 2007
Adopted by Ordinance No. 07-09
Amended by Ordinance No. 10-18

March 3, 2010
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