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COMPREHENSIVE PLAN AMENDMENT 
and 
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9:30AM 

 

 

CPA2020-00001 & CPA2020-00002  LEE COUNTY HOMES ASSOCIATES I LLLP  

   (LEE COUNTY HOMES) - ADOPTION 

 

 DCI2020-00010  LEE COUNTY HOMES ASSOCIATES I, LLLP  
 Z-21-002  (LEE COUNTY HOMES) 

  

 

 



NOTICE OF PROPOSED AMENDMENT TO THE 
LEE COUNTY COMPREHENSIVE LAND USE PLAN 

(ADOPTION HEARING) 
 
The Lee County Board of County Commissioners will hold a public hearing to consider the 
adoption of proposed amendments to the Lee County Comprehensive Land Use Plan (Lee 
Plan) on Wednesday, April 7, 2021.  The hearing will commence at 9:30 a.m., or as soon 
thereafter as can be heard, in the Board Chambers, 2120 Main Street in Downtown Fort 
Myers.   
 
The Board proposes to adopt an ordinance amending the Lee Plan as follows: 

 
CPA2020-00001 & CPA2020-00002 Lee County Homes (Text and Map 
Amendment): Amend the future land use designation from Sub-Outlying 
Suburban to Outlying Suburban on 345+ acres located on the east side of 
Buckingham Road south of Palm Beach Boulevard and amend the Lee Plan 
Table 1(b) to correspond with the future land use change. The amendments 
would allow development of up to 1,035 dwelling units. 

 
Copies of this Notice and the proposed ordinance are available for inspection or copying 
during regular business hours at the Minutes Office of the Clerk of Courts of Lee County, 
by calling 239-533-2328. The Minutes Office is located in the Courthouse Administration 
Building, 2115 Second Street, Fort Myers, Florida. This meeting is open to the public. 
Interested parties may appear at the meeting and be heard with respect to the proposed 
plan amendment.  A verbatim record of the proceeding will be necessary to appeal a 
decision made at this hearing.   
 
It is the intent of the Board of County Commissioners that the provisions of this Ordinance 
may be modified as a result of consideration that may arise during Public Hearing(s). Such 
modifications shall be incorporated into the final version. 
 
Lee County will not discriminate against individuals on the basis of race, color, national 
origin, sex, age, disability, religion, income or family status. To request language 
interpretation, document translation or an ADA-qualified reasonable modification at no 
charge to the requestor, contact Joan LaGuardia, (239) 839-6038, Florida Relay Service 
711, at least five business days in advance. El Condado de Lee brindará servicios de 
traducción sin cargo a personas con el idioma limitado del inglés. 
 



 

  

NOTICE OF PUBLIC HEARING 
 
The Lee County Board of County Commissioners will hold a public hearing at 9:30 am on Wednesday, 
April 7, 2021 in the Board Chambers at 2120 Main St., Ft. Myers, FL, to review the written 
recommendations made by the Hearing Examiner and make a final decision on the case below.  
 
DCI2020-00010 / Lee County Homes Associates l, LLLP (Lee County Homes) 
 
Request to amend the Buckingham 345 Residential Planned Development (RPD) approved by Resolution 
#Z-05-074 to amend the Master Concept Plan, Schedule of Uses, Site Development Regulations, Buffers, 
and other conditions and deviations, and to allow for up to 1,015 residential dwelling units (Companion to 
CPA2020-00002). 
 
Located on Buckingham Rd., approximately one quarter mile south of Portico Blvd. intersection, Fort 
Myers Shores Planning Community, Lee County FL. 
 
Copies of the Hearing Examiner's recommendation may be obtained or the file reviewed at the Zoning 
Section, 1500 Monroe St., Ft. Myers, FL. Telephone 239-533-8585 for additional information. 
 
If you did not appear before the Hearing Examiner or otherwise become a participant for that case 
in which you wish to testify, the law does not permit you to address the Board of County 
Commissioners. 
 
Statements before the Board of County Commissioners regarding the zoning case will be strictly 
limited  to testimony presented to the Hearing Examiner, testimony concerning the correctness of 
the findings of fact or conclusions of law contained in the record, or to allege the discovery of 
new, relevant information which was not available at the time of the hearing before the Hearing 
Examiner. 
 
If a participant decides to appeal a decision made by the Board of County Commissioners with 
respect to any matter considered at this hearing, 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 Joan LaGuardia, (239) 533-2314, ADArequests@leegov.com or Florida Relay Service 711. 
Accommodation will be provided at no cost to the requestor.  Requests should be made at least 
five business days in advance. 
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Summary Sheet  

LEE COUNTY HOMES, CPA2020-00001 & CPA2020-00002 
ADOPTION HEARING 

 
Request:   
Amend the Future Land Use Map designation from Sub-Outlying Suburban to Outlying 
Suburban on a 345+/- acre property and amend Lee Plan Table 1(b) to provide additional 
residential development in the Outlying Suburban future land use category within the Fort 
Myers Shores planning community. 
 
The subject property is located on the east side of Buckingham Road, about 1¼ miles south of 
Palm Beach Boulevard (State Road 80). 
 
Summary: 
The requested amendment would increase the maximum standard density of the property from 
two dwelling units an acre (2 du/acre) to (3 du/acre); this equates to a potential increase of 345 
dwelling units on the subject property.  Through the concurrent rezoning request the applicant 
has requested to add 325 dwelling units for a total of 1,015.  This is slightly less than the 
maximum allowable density. 
 
Public Comments:   
No members of the public addressed the Board of County Commissioners concerning the 
proposed amendments. Staff received one comment stating concerns with the adequacy of 
public facilities and services in the area and increasing density in this location in general. 
 
BoCC Transmittal Hearing: 
A motion was made to transmit CPA2020-00001 and CPA2020-00002 as recommended by staff 
and the LPA.  The motion was called and passed 5-0. 

 
Concurrent Planned Development: 
As required by Policy 21.1.3, the applicant filed a concurrent rezoning case to demonstrate 
compatibility with the rural character.  Staff and the Hearing Examiner reviewed the concurrent 
rezoning and find that the proposed rezoning: is compatible with existing character; continues 
established development patterns; and, contains urban sprawl.   
 
Agency Comments: 
The State Reviewing Agencies had no objections to the amendments. 
 
Recommendation:    
Staff recommends that the Board of County Commissioners adopt CPA2020-00001 and 
CPA2020-00002 as provided in Attachment 1 of the staff report. 
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LEE COUNTY ORDINANCE NO. ____ 
Lee County Homes 

CPA2020-00001 & CPA2020-00002 
 

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE 
PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY 
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT AMENDMENT 
PERTAINING TO THE LEE COUNTY HOMES TEXT AND MAP 
AMENDMENTS (CPA2020-00001 & CPA2020-00002) APPROVED DURING 
A PUBLIC HEARING; PROVIDING FOR PURPOSE, INTENT, AND SHORT 
TITLE; AMENDMENTS TO ADOPTED MAP AND TEXT; LEGAL EFFECT 
OF “THE LEE PLAN”; PERTAINING TO MODIFICATIONS THAT MAY 
ARISE FROM CONSIDERATION AT PUBLIC HEARING; GEOGRAPHICAL 
APPLICABILITY; SEVERABILITY, CODIFICATION, SCRIVENER’S 
ERRORS, AND AN EFFECTIVE DATE. 

  
 
 WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) and Chapter XIII, 
provides for adoption of amendments to the Plan in compliance with State statutes and in 
accordance with administrative procedures adopted by the Board of County Commissioners 
(“Board”); and, 
 
 WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and 
Lee County Administrative Code AC-13-6 provide an opportunity for the public to participate 
in the plan amendment public hearing process; and,  
 
 WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing on 
the proposed amendment in accordance with Florida Statutes and the Lee County 
Administrative Code on December 7, 2020; and,  
 
 WHEREAS, the Board held a public hearing for the transmittal of the proposed 
amendment on January 20, 2021. At that hearing, the Board approved a motion to send, and 
did later send, proposed amendment pertaining to Lee County Homes Text and Map 
Amendments (CPA2020-00001 & CPA2020-00002) to the reviewing agencies set forth in 
Section 163.3184(1)(c), F.S. for review and comment; and, 
 
 WHEREAS, at the January 20, 2021 meeting, the Board announced its intention to 
hold a public hearing after the receipt of the reviewing agencies’ written comments; and,  
 
 WHEREAS, on April 7, 2021 the Board held a public hearing and adopted the 
proposed amendment to the Lee Plan set forth herein. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 
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SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 
 
 The Board of County Commissioners of Lee County, Florida, in compliance with 
Chapter 163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, 
conducted public hearings to review proposed amendments to the Lee Plan.  The purpose of 
this ordinance is to adopt map and text amendments to the Lee Plan discussed at those 
meetings and approved by a majority of the Board of County Commissioners.  The short title 
and proper reference for the Lee County Comprehensive Land Use Plan, as hereby 
amended, will continue to be the “Lee Plan.”  This amending ordinance may be referred 
to as the “Lee County Homes Text and Map Amendments Ordinance (CPA2020-00001 
& CPA2020-00002).” 
 
SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT 
 
 The Lee County Board of County Commissioners amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, which 
amends the future land use designation from Sub-Outlying Suburban to Outlying Suburban 
on 345+ acres located on the east side of Buckingham Road south of Palm Beach Boulevard 
and amend the Lee Plan Table 1(b) to correspond with the future land use change. The 
amendments would allow development of up to 1,035 dwelling units known as Lee County 
Homes Text and Map Amendments Ordinance (CPA2020-00001 & CPA2020-00002). 
 
 The corresponding Staff Reports and Analysis, along with all attachments and 
application submittals for this amendment are adopted as “Support Documentation” for the 
Lee Plan.  Proposed amendments adopted by this Ordinance are attached as Exhibit A. 
 
SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN” 
 
 No public or private development will be permitted except in conformity with the 
Lee Plan.  All land development regulations and land development orders must be 
consistent with the Lee Plan as amended. 
 
SECTION FOUR: MODIFICATION 
 
 It is the intent of the Board of County Commissioners that the provisions of this 
Ordinance may be modified as a result of consideration that may arise during Public 
Hearing(s). Such modifications shall be incorporated into the final version. 
 
SECTION FIVE: GEOGRAPHIC APPLICABILITY 
 
 The Lee Plan is applicable throughout the unincorporated area of Lee County, Florida, 
except in those unincorporated areas included in joint or interlocal agreements with other 
local governments that specifically provide otherwise. 
 
SECTION SIX: SEVERABILITY 
 
 The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the powers 
herein provided.  If any of the provisions of this ordinance are held unconstitutional by a court 
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of competent jurisdiction, the decision of that court will not affect or impair the remaining 
provisions of this ordinance.  It is hereby declared to be the legislative intent of the Board that 
this ordinance would have been adopted had the unconstitutional provisions not been 
included therein. 
 
SECTION SEVEN: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR 
 
 It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code.  Sections of this 
ordinance may be renumbered or relettered and the word “ordinance” may be changed to 
“section,” “article,” or other appropriate word or phrase in order to accomplish this intention; 
and regardless of whether inclusion in the code is accomplished, sections of this ordinance 
may be renumbered or relettered.  The correction of typographical errors that do not affect 
the intent, may be authorized by the County Manager, or his designee, without need of public 
hearing, by filing a corrected or recodified copy with the Clerk of the Circuit Court. 
 
SECTION EIGHT: EFFECTIVE DATE 
 
 The plan amendments adopted herein are not effective until 31 days after the State 
Land Planning Agency notifies the County that the plan amendment package is complete. If 
timely challenged, an amendment does not become effective until the State Land Planning 
Agency or the Administrative Commission enters a final order determining the adopted 
amendment to be in compliance.  No development orders, development permits, or land 
uses dependent on this amendment may be issued or commence before the amendment has 
become effective.  If a final order of noncompliance is issued by the Administration 
Commission, this amendment may nevertheless be made effective by adoption of a 
resolution affirming its effective status. 
 
 
 THE FOREGOING ORDINANCE was offered by Commissioner _______, who moved 
its adoption.  The motion was seconded by Commissioner _________.  The vote was as 
follows: 
 
    Kevin Ruane   _____ 
    Cecil Pendergrass  _____  
    Raymond Sandelli  _____ 
    Brian Hamman  _____ 
    Frank Mann   _____ 
 
 



 
Page 4 of 5 

 DONE AND ADOPTED this 7th day of April 2021. 
 
ATTEST:      LEE COUNTY BOARD OF 
LINDA DOGGETT, CLERK    COUNTY COMMISSIONERS 
 
 
BY:__________________________  BY: _____________________________ 
Deputy Clerk      Kevin Ruane, Chair 
       
       
    
 DATE:___________________________ 
 
 
        
       APPROVED AS TO FORM FOR THE  

RELIANCE OF LEE COUNTY ONLY 
 
 
       ________________________________ 
       County Attorney’s Office 
 
 
Exhibit A:   Adopted revisions to Future Land Use Map, Table 1B (Adopted by BOCC April 7, 
2021) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CAO Draft 3/8/2021 
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EXHIBIT A 
 

Note: Text depicted with underscore represents additions to the Lee Plan.  
Strike-through text represents deletions from the Lee Plan.  
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TABLE 1 (b) Year 2030 Allocation 
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STAFF REPORT FOR 
CPA2020-0001 and CPA2020-00002: 
Lee County Homes 
Privately Initiated Map and Text Amendments to the Lee Plan 
 

 
 

Applicant: 
Lee County Homes Associates I 
LLLP  
 
Representative: 
Tina M. Ekblad, AICP  
Morris-Depew Associates, Inc. 
 
Property Location: 
East side of Buckingham Road 
about 1¼  miles south of SR 80 
 
Size: 
± 345 acres 
 
Planning Community: 
Fort Myers Shores; 
Caloosahatchee Shores 
Community Planning Area 
 
Commissioner District:   
District #5 
 
Attachments: 
Existing Future Land Use Map 
Proposed Future Land Use Map 
Table 1(b) 
 
Hearing Dates: 
LPA:    12/07/2020 
BoCC #1:  01/20/2021 
BoCC #2: 04/07/2021 
 
 
 
 
 
 

REQUEST 
• CPA2020-00002: Amend the Future Land Use Map designation from Sub-Outlying 

Suburban to Outlying Suburban on 345+/- acres located on the east side of 
Buckingham Road about  1¼  miles south of SR 80. 

• CPA2020-00001: Amend Table 1(b) 2030 Population Allocation to provide additional 
residential development in the Outlying Suburban Future Land Use category within 
the Fort Myers Shores planning community. 

 
SUMMARY 
Under the current Future Land Use Map designation, a maximum of 690 dwelling units 
could be built at two dwelling units per acre. Amending the Future Land Use Map will 
allow up to 1035 dwelling units on the subject property at three units an acre. This 
equates to a potential increase of 345 dwelling units on the subject property. 
 
PROJECT LOCATION 
The subject property is located on the east side of Buckingham Road, about 1¼ miles 
south of Palm Beach Boulevard (State Road 80). 
 

FIGURE A:  AERIAL LOCATION MAP  

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

C Subject Parcel 
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 PART 1 
CONCURRENT APPLICATION REVIEW 

 
The applicant has filed a companion rezoning application (DCI2020-00010) that is being reviewed 
concurrently with this plan amendment application.  The applicant is seeking to amend the existing 
Buckingham 345 RPD to permit a maximum of 1,035 dwelling units.   
 
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 provide concurrent 
review of the rezoning request.  
 
Staff notes that even with the recommended transmittal of the proposed map and text amendments, 
the applicant must demonstrate consistency with the Lee Plan, including the proposed amendments, in 
order for the companion rezoning to receive a favorable recommendation. Staff recommends that 
consistency with Policy 20.1.6 be demonstrated by the concurrent rezoning, on the MCP and/or as 
conditions, prior to proposed map and text amendments being adopted.   
 

PART 2 
PROPERTY INFORMATION 

 
Subject Property 
The subject property contains 345+/- acres and is currently known as the Buckingham 345 Residential 
Planned Development (RPD). The Buckingham 325 RPD (Case #DCI99-10-090.03Z 01.01, Zoning 
Ordinance Z-00-029) was originally approved for 640 residential units on 325 acres. In 2005, twenty 
acres were added, the project name changed to Buckingham 345 RPD, and an additional fifty units were 
approved to the overall RPD (DCI2004-00090, Z-05-074). 
 
The subject property is located on the east side of Buckingham Road, about a 1 ¼ miles south of Palm 
Beach Boulevard (State Road 80). The subject property is located in the Fort Myers Shores Planning 
Community and is in the Sub-Outlying Suburban future land use category.   
 
Fort Myers Shores Vision Statement: 
The Fort Myers Shores Planning Community has two components.  The subject property is within the 
Caloosahatchee Shores area located east of I-75. The area is anticipated to grow and currently contains 
a variety of future land use categories. 

 
Caloosahatchee  Shores:  This  community  is  located  south  of  the  Caloosahatchee  River,  
west  of Hickey's  Creek,  and  north  of  the  Orange  River;  and  along  I-75  east  to  the  
Buckingham  Rural Community   Preserve,   north   of   SR82   and   west   to   I-75.      This   
community   contains   three neighborhoods: Fort Myers Shores, Olga, and the Riverdale 
neighborhood around the intersection of Buckingham Road and SR 80  The  Caloosahatchee  
Shores  planning  community  has  a  more  rural character,  but  is  anticipated  to  grow  
substantially  over  the  life  of  this plan.    This  area  also  has  a mixture  of  future  land  
use  designations.  The  majority  of  land  use  designations  are  Suburban, Outlying  
Suburban,  Rural  or  Urban  Community;  however,  there  are  some  lands  designated  
public facility and industrial interchange. 
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Current Future Land Use Category - Sub-Outlying Suburban:  
The subject property is designated as Sub-Outlying Suburban on the Future Land Use Map. The Sub-
Outlying Suburban future land use category is limited to low density residential development with a 
maximum of two dwelling units per acre. 

 
POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by low density 
residential areas.   Generally  the  infrastructure  needed  for  higher  density  development  is not  
planned  or  in  place. This  future  land  use  category  will  be  placed  in  areas  where  higher 
densities  would  be  incompatible  or  where  there  is  a  desire  to  retain  a  low-density  community 
character. 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. 
 

Surrounding Properties 
The surrounding properties are within the Outlying Suburban, Suburban, Urban Community, Rural 
Community Preserves, Rural, Wetlands, and Public Facilities future land use categories and are zoned 
Residential Planned Development (RPD), Mixed Use Planned Development (MPD), Residential RS-1 and 
Agriculture (AG-2). Table 1 provides detailed information on the surrounding properties.  
 

TABLE 1:  SURROUNDING PROPERTIES INFORMATION 
 Future Land Use Zoning Existing Use 

North 
Public Facilities; 

Outlying Suburban-3 
units/acre 

AG-2;  
Portico RPD approved for 
1,600 units on 589± acres 

Buckingham Exceptional 
School; Residential (under 

construction) 

Northeast Rural -1 unit/acre 
 

River Hall RPD/CPD approved 
for 2,695 units & 45,000 sf of 
commercial on 1,978± acres 

 Residential (under 
construction) 

South Rural Community 
Preserves -1 unit/acre AG-2 Residential, vacant, & 

agricultural  

Southeast Urban Community - 6 
units/acre RS-1 100 foot canal; vacant 

East Outlying Suburban- 3 
units/acre 

Portico RPD approved for 
1,600 units on 589± acres 

Residential (under 
construction) 

West Suburban - 6 units/acre 

Verandah MPD approved for 
1,765 units, 230,000 sf of 
commercial & 12,000 sf of 

community facilities on 
1,455± acres; OakView RPD 

approved for 60 units on 16± 
acres; AG-2  

Buckingham Road; 
Residential & 

vacant  
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PART 3 
STAFF DISCUSSION AND ANALYSIS OF PROPOSED AMENDMENTS 

 
The applicant has proposed to amend the future land use category of the subject property to Outlying 
Suburban to increase the number of allowable dwelling units. The request includes amending Table 1(b) 
to accommodate additional population in the Fort Myers Shores Planning Community within the 
Outlying Suburban future land use category. 
 
The Outlying Suburban future land use designation is described in Policy 1.1.6: 
 

POLICY 1.1.6:  The Outlying Suburban future land use category is characterized by its peripheral 
location in relation to established urban areas.  In general, this category is rural in nature or 
contains existing low-density development.  Some of the requisite infrastructure needed for higher 
density development is planned or in place.  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. (Ordinance No. 91-19, 03-20, 03-02, 17-13) 

 
The primary difference between the existing Sub-Outlying Suburban future land use designation of the 
property and the proposed Outlying Suburban designation is the permissible residential density.  Under 
the current designation, a maximum of 690 dwelling units could be built. Amending the future land use 
map will allow up to 1,035 dwelling units on the subject property. This equates to an increase of 345 
dwelling units on the subject property.  The allowable commercial uses and the prohibition of industrial 
uses are the same under both categories and, therefore, will not change by the proposed amendments. 
 
The subject property is surrounded by property designated as Outlying Suburban, Suburban, Urban 
Community, Rural Community Preserve, Rural, Wetlands, and Public Facilities on the Future Land Use 
Map. As provided in Lee Plan Table 1(a), the surrounding densities range from a maximum of one unit 
per twenty acres (Wetlands) to a maximum standard density of six units an acre (Urban Community and 
Suburban).  The proposed amendment will allow development of the property within the range of 
densities currently allowed on surrounding properties. 
 
Lee Plan Consistency 
The proposed amendment is consistent with Lee Plan Goal 2: Growth Management; the proposed 
amendment would support development with an increased density of one unit an acre in an area where 
infrastructure and services are available (see discussion below in Service Availability).  The Lee Plan 
provides that in the Sub-Outlying Suburban future land use category “the infrastructure needed for 
higher density development is not planned or in place,” whereas in the Outlying Suburban future land 
use category “some of the requisite infrastructure needed for higher density development is planned or 
in place.” 
 
The request is also consistent with Policy 5.1.5 which is to “protect residential areas from any 
encroachment of uses that would be destructive to the character and integrity of the area.”  The 
proposed residential use in an existing residential area is not an encroachment of use.   The applicant 
will be required to demonstrate through the concurrent planned development that the proposed 
density is compatible with, and not destructive to, the surrounding land uses. 
 
Consistent with Policies 17.3.2, 17.3.3 and 17.3.4, the applicant conducted a public information meeting 
within the Caloosahatchee Shores Community Plan area on July 6, 2020. The attendees asked about 
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density and zoning related questions.  The applicant also conducted a public information meeting within 
the Buckingham Community Planning area on July 7, 2020.  The attendees asked primarily zoning related 
questions. 
 
The proposed Outlying Suburban future land use designation would increase the density allowed 
adjacent to the Rural Community Preserve which requires consideration of Policy 20.1.6 of the 
Buckingham Community Plan Goal as provided below. 
 

POLICY  20.1.6: When  possible,  residential  development  adjacent  to  the  Rural  Community 
Preserve  future  land  use  category  should  make appropriate  transitions  to  the  Community  Plan 
area with a graduated increase in density as development moves away from the Rural Community 
Preserve future land use category boundary.  Appropriate buffers will be established for projects 
adjacent to the Rural Community Preserve future land use category boundary during the rezoning 
process. 

 
The requested three units an acre is the same allowable density on the property immediately north of 
the subject property and will continue to provide an appropriate transition between the Rural 
Community Preserves future land use category density of one unit an acre, located south of the 
property, and lands to the north, near the intersection of Palm Beach Boulevard, located within the 
Suburban future land use category with a maximum density of six units an acre.  In addition, the 
applicants have committed, through the concurrent rezoning, to transition the lot size within the 
development, locating larger lots closer to the property’s southern boundary (adjacent to property 
within the Rural Community Preserves future land use category)  
 
Policy 20.1.6 also provides that “appropriate buffers be established for projects adjacent to the Rural 
Community Preserve future land use category during the rezoning process.”  This will be reviewed for 
consistency as part of the concurrent rezoning.   
 
The request is consistent with Goal 21, the Caloosahatchee Shores Community Plan.  Goal 21, in part, is 
to protect the existing character, natural resources and quality of life in Caloosahatchee Shores 
Communtiy Plan area, while promoting new development, redevelopment and maintaining a more rural 
identity for the neighborhoods east of I-75.  The Lee Plan provides that “In general, this category 
[Outlying Suburban] is rural in nature or contains existing low-density development.”  The Outlying 
Suburban future land use category is consistent with Lee Plan’s goal of maintaining a more rural identity 
while promoting new development in Caloosahatchee Shores.  
 
The request is also consistent with Policy 21.1.3 which requires that amendments to the Future Land 
Use Map that increase density or intensity be accompanied with a concurrent planned development 
rezoning.  As previously stated the concurrent planned development rezoning is DCI2020-00010.  

 
Table 1(b)  
The request to amend Table 1(b) is consistent with Goal 5 to provide sufficient land in appropriate 
locations on the Future Land Use Map to accommodate the 2030 projected population of Lee County. 
To maintain the 2030 Lee County adopted population accommodations, Table 1(b) is being amended to 
increase the residential acres in the Outlying Suburban future land use category and to decrease the 
residential acres in the Sub-Outlying Suburban future land use category within the Fort Myers Shore 
planning community. In order to make the population balance countywide, additional changes are also 
proposed as shown on the proposed Table 1 (b) located in Attachment 1.  
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Transportation: 
Access to the property is from Buckingham Road which is a paved, county-maintained, two-lane arterial 
roadway that intersects with Palm Beach Boulevard/SR 80 to the north. SR 80 is a state-maintained, 
four-lane median divided arterial roadway that accesses I-75. I-75 is a six-lane median divided freeway 
maintained by the State. Buckingham Road also links to Cemetery Road and Orange River Boulevard. 
Both are paved two lane collector roadways maintained by the county. SR 31 is located off of SR 80. SR 
31 is an arterial roadway maintained by FDOT.  
 
The 5 year analysis indicates that Buckingham Road from SR 80 to Orange River Blvd is projected to 
operate at LOS “F” with and without the project in Year 2025. SR 80 from Buckingham Road to SR 31 is 
projected to operate at LOS “D” without the project and LOS “E” with the project which is below the 
State adopted LOS standard for the Year 2025.   
 
The Long Range 2040 Horizon LOS analysis indicates that Buckingham Road from Gunnery Road to SR 
80, Orange River Blvd from SR 80 to Buckingham Road, SR 80 from Buckingham Road to SR 31, and SR 31 
from SR 80 to SR 78 are projected to operate at LOS “F” with and without the project in Year 2040. 
 
Transportation concurrency is not required per Florida Statutes Section 163.3180.  
 
Service Availability 
Consistent with Objective 2.2, there are adequate potable water, sanitary sewers, solid waste, police, 
fire/EMS, schools and mass transit services to accommodate the proposed amendment. 
 
Mass Transit:  The closest bus route is Route 100 along Palm Beach Boulevard located approximately 1 
¼ miles north of the subject property. The property is not within ¼ mile of a fixed route corridor. 
 
Utilities:  The subject property has access to water and sewer services. It is within the Lee County 
Utilities future services area. Potable water is available from the Olga Water Treatment Plant. 
Wastewater service will be provided by the City of Fort Myers North Water Reclamation Facilities.  
 
Solid Waste:  The subject property has access to solid waste services. Solid waste collection services will 
be provided by Lee County using the Lee County Resource Recovery Facility and the Lee-Hendry 
Regional Landfill.  
 
Fire: The Fort Myers Shores Fire Protection indicated they are capable of providing fire protection. 
 
EMS:  The subject property has access to EMS services.  In a letter dated January 16, 2020, Lee County 
Emergency Medical Services indicates they will be able to serve the property from Medic 11 located 5.6 
miles west of the property, and a second EMS facility located 8 miles from the property.  
 
Police:  The Lee County Sheriff will provide law enforcement services primarily from the Central District 
office in Fort Myers. The Sheriff indicated in a letter dated January 7, 2020 that the development of the 
subject property will not affect the ability of the Lee County Sheriff’s Office to provide core services at 
this time. 
 
Schools: There is adequate school seat capacity to serve the subject property and the project’s 
generation of elementary, middle and high school students.  
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PART 4 
CONCLUSIONS 

 
The Outlying Suburban future land use category on the subject property will allow residential densities 
comparable with those allowed in the surrounding area and will maintain the standards for commercial 
and industrial uses since they are the same in both the Sub-Outlying Suburban and Outlying Suburban 
future land use categories.  The area will remain designated as a future suburban area without 
increasing the allowable commercial and industrial intensities.  
 
Density, design and mitigation are guided by Lee Plan policies that will be enforced through the planned 
development rezoning.  Prior to adoption of the proposed map and text amendments, staff 
recommends that consistency with Policy 20.1.6 be demonstrated in the concurrent rezoning.    
 
The amendments to change the Future Land Use Map designation of the subject property to Outlying 
Suburban and to Table 1(b) for population accommodation are consistent with the Lee Plan.  
 
For the reasons discussed in this staff report, Staff recommends that the Board of County 
Commissioners transmit the proposed amendments. 

 
PART 5 

LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

DATE OF PUBLIC HEARING: December 7, 2020 
 

A. LOCAL PLANNING AGENCY REVIEW: 
The Applicant presented a detailed presentation of the proposed map and text amendments.  The 
presentation addressed background/history of property entitlements, surrounding properties, 
availability of public services, the concurrent rezoning request, community meetings, transportation, 
and consistency with the Lee Plan.   
 
Staff provided a brief presentation for the amendment which covered consistency with the Lee Plan 
and staff recommendation.  No members of the public were present to address the LPA concerning 
this case.  
 
Members of the LPA asked questions about the Level of Service on Buckingham Road and the 
concurrent planned development rezoning.   
 
The LPA also discussed that, even with the recommended transmittal of the proposed amendments, 
the applicant must demonstrate consistency with the Lee Plan, including the proposed 
amendments, in order for the companion rezoning to receive a favorable recommendation. They 
also agreed with staff’s recommendation that consistency with Policy 20.1.6 be demonstrated by 
the concurrent rezoning, on the MCP and/or as conditions, prior to proposed map and text 
amendments being adopted.   
 

B. LOCAL PLANNING AGENCY RECOMMENDATION: 
A motion was made to find the map and text amendments consistent with the Lee Plan and to 
recommend that the Board of County Commissioners transmit CPA2020-00001 and CPA2020-00002. 
The motion passed 7 to 0.  
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VOTE:  

RAYMOND BLACKSMITH AYE 
DUSTIN GARDNER AYE 
JAMES INK AYE 
ALI OLIVO AYE 
DON SCHROTENBOER AYE 
STAN STOUDER AYE 
HENRY ZUBA AYE 

 
 

PART 6 
BOARD OF COUNTY COMMISSIONERS 

TRANSMITTAL HEARING FOR PROPOSED AMENDMENT 
DATE OF PUBLIC HEARING: January 20, 2021 

 
A. BOARD REVIEW: 

Staff provided a brief presentation for the proposed amendments which included a summary of the 
proposed amendments, and the LPA and staff recommendations.  
 
The Applicant presented an overview of the proposed map and text amendments.  The presentation 
addressed background/history of property entitlements, surrounding properties, availability of 
public services, the concurrent rezoning request, community meetings, transportation, and 
consistency with the Lee Plan.   
 
Following staff and applicant presentations Commissioners asked about traffic and the level of 
service on Buckingham road, planned roadway improvements, impact fees, density, and the 
regulatory process including the concurrent planned development that will be reviewed at the 
adoption hearing after the planned development is heard before the Hearing Examiner. 
 
No members of the public addressed the Board of County Commissioners concerning the proposed 
amendments.  
 

B. BOARD ACTION: 
A motion was made to transmit CPA2020-00001 and CPA2020-00002 as recommended by staff and 
the LPA. The motion was passed 5 to 0. 

 
VOTE:  

BRIAN HAMMAN AYE 
FRANK MANN AYE 
CECIL L. PENDERGRASS AYE 
KEVIN RUANE AYE 
RAY SANDELLI AYE 
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PART 7 
STATE REVIEWING AGENCIES’  

OBJECTIONS, RECOMMENDATIONS, AND COMMENTS 
 
Comments from the State Reviewing Agencies were due to Lee County by February 28, 2021. 
 
A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS: 

Lee County received responses from the following review agencies addressing the transmitted 
amendment:   

• Florida Department of Economic Opportunity (DEO) 
• Florida Fish and Wildlife Conservation Commission (FWC) 
• Florida Department of Environmental Protection (DEP) 
• South Florida Water Management District (SFWMD) 
• Florida Department of Transportation (FDOT) 

 
There were no objections concerning the proposed amendments; however, a technical assistance 
comment was received by the Florida Fish and Wildlife Conservation Commission, and three 
technical assistance comments from FDOT. 
 
FWC: 
The Florida Fish and Wildlife Conservation Commission has received 111 reports of human-bear 
conflicts within roughly a five-mile radius of the project site since 2009. Florida black bears are 
common in this area which is within the South Bear Management Unit identified in the 2019 Bear 
Management Plan. Please review the attached document for important information related to 
potential measures that can be taken to avoid or minimize negative wildlife interactions during the 
planning, construction, and operation phases of this project. 
 
Response: 
Lee County staff appreciates the technical guidance provided by Florida Fish and Wildlife 
Conservation Commission. Coordination between the applicant and County will continue during the 
regulatory approval process to address human-bear conflicts. The Planned Development rezoning 
(DCI2020-00010) is being reviewed concurrently with this plan amendment. 
 
FDOT: 
FDOT Technical Assistance 1: FDOT recommends the County to coordinate with FDOT on the 
impacts to SR 80, as it is noted in the Staff Report that the LOS is projected to operate at LOS E with 
the project, which is below the State adopted LOS standard for Year 2025 (Page 6 of 9). 
 
Response to FDOT Statement #1: 
Lee County staff appreciates the technical guidance provided by Florida Department of 
Transportation. The subject property is undergoing planned development rezoning concurrently 
with this plan amendment request (DCI2020-00010). Coordination between the applicant and 
County will also continue during the regulatory approval process to address potential impacts 
resulting from the proposed development.   
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FDOT Technical Assistance 2: FDOT encourages the County to promote the use of multimodal 
alternatives within the planning and development of communities that aid in mitigating potential 
transportation impacts, promote safety and economic development, and improve quality of life for 
all communities in the county. These development types help to decrease overall passenger vehicle 
trips on the roadway network by encouraging compact and dense developments that provide 
multimodal connectivity between existing and future development areas. This context sensitive 
approach promotes healthy, safe, and economically viable communities that encourages quality of 
life, and incorporates all modes of transportation. 
 
Response to FDOT Statement #2:  
Lee County will continue to coordinate with the MPO to assess the financial feasibility of roadway 
improvement projects and with Lee Tran to assess the need for additional transit connections to 
provide transit alternatives. Currently, LeeTran Route 100 travels along Palm Beach Boulevard and is 
located approximately 1 ¼ miles north of the subject property. Coordination between the applicant 
and County will continue during the regulatory approval process to address potential impacts 
resulting from the proposed development. 
 
FDOT Technical Assistance 3: The Department recommends that sidewalks and/or bicycle lanes be 
included as part of any future development plans. This will encourage connectivity from/to the 
development and provide safe access to the surrounding communities. 

 
Response to FDOT Statement #3: 
The subject property is undergoing planned development rezoning concurrently with this plan 
amendment request (DCI2020-00010). Sidewalks and/or bicycle lanes will be included in the project 
design and reviewed during the development order process, subject to approval of the Manager of 
Development Services.  

 
B. STAFF RECOMMENDATION 

Staff recommends that the Board of County Commissioners adopt the amendment to the Lee Plan 
as transmitted to the State Reviewing Agencies as provided in Attachment 1. 

 
 

PART 8 
ATTACHMENTS 

 
Attachments:  

• Attachment 1: 
o Proposed Future Land Use Map 
o Proposed Table 1(b) 

• Existing Future Land Use Map 
• Agency and Staff Comments 

 
Electronic Files:  
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2020-00001  and 
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2020-00002 

https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2020-00001%20
https://www.leegov.com/dcd/planning/cpa/compplansearch?case=CPA2020-00002
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TABLE 1 (b} Year 2030 Allocation 

(Amended by Ordinance No. D2-D2, D3-19, 05-19, 07-13, 09-15, 09-16, 10-15, 1D-16, 1D-40, 1D-43, 14-14, 15-1D, 16-D2, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 
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AGENCY 
COMMENTS 

 
CPA2020-00001 & 
CPA2020-00002 

 
LEE COUNTY 

HOMES 
 



Ron DeSantis 
GOVERNOR 

The Honorable Kevin Ruane 
Chairman, Lee County 
Board of County Commissioners 
Post Office Box 398 
Fort Myers, Florida 33902-0398 

Dear Chairman Ruane: 

FLORIDA DEPARTMENT ,f 
ECONOMIC OPPORTUNITY 

February 12, 2021 

Dane Eagle 
EXECUTIVE DIRECTOR 

The Department of Economic Opportunity ("Department") has reviewed the proposed 
comprehensive plan amendment for Lee County (Amendment No. 21-0lESR} received on January 29, 
2021. The review was completed under the expedited state review process. We have no comment on 
the proposed amendment. 

The County should act by choosing to adopt, adopt with changes, or not adopt the proposed 
amendment. For your assistance, we have enclosed the procedures for adoption and transmittal of the 
comprehensive plan amendment. In addition, the County is reminded that: 

• Section 163.3184(3}(b), F.S., authorizes other reviewing agencies to provide comments directly 
to the County. If the County receives reviewing agency comments and they are not resolved, 
these comments could form the basis for a challenge to the amendment after adoption. 

• The second public hearing, which shall be a hearing on whether to adopt one or more 
comprehensive plan amendments, must be held within 180 days of your receipt of agency 
comments or the amendment shall be deemed withdrawn unless extended by agreement with 
notice to the Department and any affected party that provided comment on the amendment 
pursuant to Section 163.3184(3}(c}1., F.S. 

• The adopted amendment must be rendered to the Department. Under Section 
163.3184(3}(c}2. and 4., F.S., the amendment effective date is 31 days after the Department 
notifies the County that the amendment package is complete or, if challenged, until it is found 
to be in compliance by the Department or the Administration Commission. 

Florida Department of Economic Opportunity I Caldwell Building 1107 E. Madison Street I Tallahassee, FL 32399 
850.245.71051 www.FloridaJobs.org 

www.twitter.com/FLDEO lwww.facebook.com/FLDEO 

An equal opportunity employeriprogram. Auxiliary aids and service are available upon request to individuals with 
disabilities. Al l voice telephone numbers on this document may be reached by persons using TTY/TTD equipment via 

the Florida Relay Service at 711 . 



The Honorable Kevin Ruane, Chairman 
February 12, 2021 

Page 2 of 2 

If you have any questions concerning this review, please contact Scott Rogers, Planning Analyst, by 
telephone at (850) 717-8510 or by email at scott.rogers@deo.myflorida.com. 

/J 
es D. Stansbury, Chref 

ureau of Community Planning and Growth 

JDS/sr 

Enclosure(s): Procedures for Adoption 

cc: David Loveland, Director, Lee County Department of Community Development 
Margaret Wuerstle, Executive Director, Southwest Florida Regional Planning Council 



SUBMITTAL OF ADOPTED COMPREHENSIVE PLAN AMENDMENTS 

FOR EXPEDITED STATE REVIEW 

Section 163.3184(3), Florida Statutes 

NUMBER OF COPIES TO BE SUBMITTED: Please submit three complete copies of all comprehensive plan 

materials, of which one complete paper copy and two complete electronic copies on CD ROM in 

Portable Document Format (PDF) to the State Land Planning Agency and one copy to each entity below 

that provided timely comments to the local government: the appropriate Regional Planning Council; 

Water Management District; Department of Transportation; Department of Environmental Protection; 

Department of State; the appropriate county (municipal amendments only); the Florida Fish and Wildlife 

Conservation Commission and the Department of Agriculture and Consumer Services (county plan 

amendments only); and the Department of Education (amendments relating to public schools); and for 

certain local governments, the appropriate military installation and any other local government or 

governmental agency that has filed a written request. 

SUBMITTAL LETTER: Please include the following information in the cover letter transmitting the 
adopted amendment: 

__ State Land Planning Agency identification number for adopted amendment package; 

__ Summary description of the adoption package, including any amendments proposed but not 
adopted; 

__ Identify if concurrency has been rescinded and indicate for which public facilities. 
(Transportation, schools, recreation and open space). 

__ Ordinance number and adoption date; 

__ Certification that the adopted amendment(s) has been submitted to all parties that provided 
timely comments to the local government; 

__ Name, title, address, telephone, FAX number and e-mail address of local government contact; 

__ Letter signed by the chief elected official or the person designated by the local government. 

Revised: June 2018 Page 1 



ADOPTION AMENDMENT PACKAGE: Please include the following information in the amendment 
package: 

__ In the case of text amendments, changes should be shown in strike-through/underline format. 

___ In the case of future land use map amendments, an adopted future land use map, in color 
format, clearly depicting the parcel, its future land use designation, and its adopted designation. 

__ A copy of any data and analyses the local government deems appropriate. 

Note: If the local government is relying on previously submitted data and analysis, no additional data 
and analysis is required; 

__ Copy of the executed ordinance adopting the comprehensive plan amendment(s); 

Suggested effective date language for the adoption ordinance for expedited review: 

"The effective date of this plan amendment, if the amendment is not timely challenged, shall be 
31 days after the state land planning agency notifies the local government that the plan 
amendment package is complete. If the amendment is timely challenged, this amendment shall 
become effective on the date the state land planning agency or the Administration Commission 
enters a final order determining this adopted amendment to be in compliance." 

__ List of additional changes made in the adopted amendment that the State Land Planning Agency 
did not previously review; 

__ List of findings of the local governing body, if any, that were not included in the ordinance and 
which provided the basis of the adoption or determination not to adopt the proposed amendment; 

__ Statement indicating the relationship of the additional changes not previously reviewed by the 
State Land Planning Agency in response to the comment letter from the State Land Planning Agency. 

Revised: June 2018 Page 2 



From: Oblaczynski, Deborah <doblaczy@sfwmd.gov> 
Sent: Tuesday, February 2, 2021 3:55 PM 
To: Rozdolski, Mikki <MRozdolski@leegov.com> 
Cc: Dunn, Brandon <BDunn@leegov.com>; Ray Eubanks {ray.eubanks@deo.myflorida.com ) 
<ray.eubanks@deo.myflorida.com>; Barbara Powell {barbara.powell@deo.myflorida.com) 
<barbara .powell@deo.myflorida.com>; ext-Wuerstle, Margaret {swfrpc.org) 
<mwuerstle@swfrpc.org>; DEO Planning Group Email 
{DCPexternalagencycomments@deo.myflorida.com) 
<DCPexternalagencycomments@deo.myflorida.com> 
Subject: Lee County, DEO #21-lESR Comments on Proposed Comprehensive Plan Amendment 

Package 

Dear Ms. Rozdolski: 

The South Florida Water Management District (District) has completed its review of the 
proposed amendment package from Lee County (County). The amendment package 
changes the land use designation on 345 acres from Sub-Outlying Suburban to Outlying 
Suburban. The proposed changes do not appear to adversely impact the water 
resources within the District; therefore, the District has no comments on the proposed 
amendment package. 

The District requests that the County forward a copy of the adopted amendments to the 
District. Please contact me if you have any questions or need additional information. 

Sincerely, 

Deb Oblaczynski 
Policy & Planning Analyst 
Water Supply Implementation Unit 

Please be advised I am working from home until further notice. I can be contacted at: 
South Florida Water Management District 
3301 Gun Club Road 
West Palm Beach, FL 33406 
Email: doblaczy@sfwmd.gov or 
Cell Phone: 561-315-1474 

Receive updates from Lee County Government by subscribing to our newsletter 

Please note : Florida has a very broad public records law. Most written communications 
to or from County Employees and officials regarding County business are public records 
available to the public and media upon request. Your email communication may be 
subject to public disclosure. 

Under Florida law, email addresses are public records. If you do not want your email 
address released in response to a public records request, do not send electronic mail to 
this entity. Instead, contact this office by phone or in writing . 



From: Rozdolski, Mikki
To: Dunn, Brandon; Jenkins-Owen, Sharon; Miller, Janet
Subject: FW: Proposed CPA 21-01 / Lee County / Expedited State Review / No Comment
Date: Monday, February 22, 2021 11:26:19 AM

Lee County Homes CPA’s.
 
Mikki Rozdolski
Manager, Planning Section
Lee County DCD
mrozdolski@leegov.com
239-533-8309
 

From: Suguri, Vitor <Vitor.Suguri@dot.state.fl.us> 
Sent: Monday, February 22, 2021 11:20 AM
To: Rozdolski, Mikki <MRozdolski@leegov.com>
Cc: DEO - CPA Comments (DCPexternalagencycomments@deo.myflorida.com)
<DCPexternalagencycomments@deo.myflorida.com>; Reina, Bessie <Bessie.Reina@dot.state.fl.us>;
Ambikapathy, Babuji <BAmbikapathy@VHB.com>; jzaballero@vhb.com; Engala, Todd
<Todd.Engala@dot.state.fl.us>
Subject: [EXTERNAL] Proposed CPA 21-01 / Lee County / Expedited State Review / No Comment
 
Ms. Rozdolski,
 
Pursuant to Section 163.3184(3), Florida Statutes (F.S.), in its role as a reviewing agency as
identified in Section 163.3184(1)(c), F.S., the Florida Department of Transportation (FDOT)
reviewed Lee County’s Proposed Comprehensive Plan Amendment (CPA) package 21-
01ESR (CPA2020-00001 and CPA2020-00002).   
 
The amendment requests the amendment of the Future Land Use Map designation from
Sub-Outlying Suburban to Outlying Suburban on 345+/- acres located on the east side of
Buckingham Road, about 1¼ miles south of SR 80 (CPA2020-00002). The amendment also
seeks to amend Table 1(b) 2030 Population Allocation to provide additional residential
development in the Outlying Suburban Future Land Use category within Fort Myers Shores
planning community. The change would allow up to 1035 dwelling units on the subject
property at three units per acre, instead of 2 units per acre, a potential increase of 345
dwelling units.
 
Based on the ITE 10th Edition Trip Generation Manual, the proposed land use change will
add 2,780 daily trips to the adjacent facility (Buckingham Road).
 
 
FDOT Review Comment:  FDOT determined the proposed amendment has no significant
adverse impacts to transportation resources or facilities of state importance.  
   
FDOT Technical Assistance 1: FDOT recommends the County to coordinate with FDOT
on the impacts to SR 80, as it is noted in the Staff Report that the LOS is projected to

mailto:MRozdolski@leegov.com
mailto:BDunn@leegov.com
mailto:SJenkins-Owen@leegov.com
mailto:JMiller@leegov.com
mailto:mrozdolski@leegov.com


operate at LOS E with the project, which is below the State adopted LOS standard for Year
2025 (Page 6 of 9).

 
FDOT Technical Assistance 2:  FDOT encourages the County to promote the use of
multimodal alternatives within the planning and development of communities that aid in
mitigating potential transportation impacts, promote safety and economic development,
and improve quality of life for all communities in the county. These development types
help to decrease overall passenger vehicle trips on the roadway network by encouraging
compact and dense developments that provide multimodal connectivity between existing
and future development areas. This context sensitive approach promotes healthy, safe, and
economically viable communities that encourages quality of life, and incorporates all
modes of transportation.
 
FDOT Technical Assistance 3:  The Department recommends that sidewalks and/or
bicycle lanes be included as part of any future development plans. This will encourage
connectivity from/to the development and provide safe access to the surrounding
communities.
 
FDOT appreciates your commitment to intergovernmental coordination and the
opportunity to review and comment on the proposed amendment.
 
Thank you,
 
 
Vitor Suguri, Ph.D.
Community Planner
Florida Department of Transportation - District One
10041 Daniels Parkway
Fort Myers, FL 33913
(239) 225-1959 - Desk
(863) 221-1707 - Cell

 
 

Receive updates from Lee County Government by subscribing to our newsletter

FOO~ 

https://www.leegov.com/resources/Pages/newsletters.aspx?utm_source=newsletter&utm_medium=email&utm_campaign=OCT2020


From: Dunn, Brandon
To: Miller, Janet
Cc: Rozdolski, Mikki; Jenkins-Owen, Sharon
Subject: FW: Lee County 21-01ESR Proposed
Date: Wednesday, February 24, 2021 2:49:28 PM
Attachments: image001.png

FYI…Lee County Homes.
 

From: Plan_Review <Plan.Review@dep.state.fl.us> 
Sent: Wednesday, February 24, 2021 2:45 PM
To: Dunn, Brandon <BDunn@leegov.com>; DCPexternalagencycomments@deo.myflorida.com
Cc: Plan_Review <Plan.Review@dep.state.fl.us>
Subject: Lee County 21-01ESR Proposed
 
To:  Mr. Brandon Dunn, Principal Planner
 
Re:  Lee County 21-01ESR – Expedited State Review of Proposed Comprehensive Plan
Amendment
 
The Office of Intergovernmental Programs of the Florida Department of Environmental
Protection (Department) has reviewed the above-referenced amendment package under the
provisions of Chapter 163, Florida Statutes. The Department conducted a detailed review that
focused on potential adverse impacts to important state resources and facilities, specifically:
air and water pollution; wetlands and other surface waters of the state; federal and state-owned
lands and interest in lands, including state parks, greenways and trails, conservation
easements; solid waste; and water and wastewater treatment.
 
Based on our review of the submitted amendment package, the Department has found no
provision that, if adopted, would result in adverse impacts to important state resources subject
to the Department’s jurisdiction.
 
Please submit all future amendments by email to Plan.Review@FloridaDEP.gov. If your
submittal is too large to send via email or if you need other assistance, contact Lindsay
Weaver at (850) 717-9037.
 
 

 
 
 
 
 
 

mailto:BDunn@leegov.com
mailto:JMiller@leegov.com
mailto:MRozdolski@leegov.com
mailto:SJenkins-Owen@leegov.com
mailto:Plan.Review@FloridaDEP.gov
https://protect-us.mimecast.com/s/svxfC5ywzzcWVjz4izQnw7?domain=survey.dep.state.fl.us






From: Dunn, Brandon
To: Miller, Janet
Cc: Jenkins-Owen, Sharon; Rozdolski, Mikki
Subject: FW: FWC"s Comments on Lee County 21-01ESR (Lee County CPA 2020-00001 and CPA 2020-00002)
Date: Wednesday, February 24, 2021 1:14:19 PM
Attachments: Technical Assistance Regarding the Florida Black Bear - 2021.pdf

FYI.
 

From: Hight, Jason <Jason.Hight@MyFWC.com> 
Sent: Wednesday, February 24, 2021 1:07 PM
To: kevin.ratterree@glhomes.com
Cc: DCPexternalagencycomments@deo.myflorida.com; Dunn, Brandon <BDunn@leegov.com>;
hurwiller@m-da.com; chasec@passarella.net; Conservation Planning Services
<conservationplanningservices@MyFWC.com>
Subject: [EXTERNAL] FWC's Comments on Lee County 21-01ESR (Lee County CPA 2020-00001 and
CPA 2020-00002)
 
Dear Mr. Ratterree:   
 
Florida Fish and Wildlife Conservation Commission (FWC) staff reviewed the Lee County
21-01ESR comprehensive plan amendment package in accordance with our authorities under
Chapter 163.3184(3), Florida Statutes.  At this time, our comments are limited to advisory
information and recommendations for reducing potential conflicts with Florida black bears
(Ursus americanus floridanus) at the proposed residential development project located east of
Buckingham Road, about 1.2 miles south of Palm Beach Boulevard in Lee County.   
  
FWC has received 111 reports of human-bear conflicts within roughly a five-mile radius of the
project site since 2009.  Florida black bears are common in this area which is within
the South Bear Management Unit identified in the 2019 Bear Management Plan.  Please
review the attached document for important information related to potential measures that can
be taken to avoid or minimize negative wildlife interactions during the planning, construction,
and operation phases of this project.   
 
If you have specific technical questions, please contact Jason Wagman at (863) 209-2688 or
by email at Jason.Wagman@MyFWC.com.  For all other inquiries, please contact our office
by email at ConservationPlanningServices@MyFWC.com.   
 
Sincerely,  
 
 
Jason Hight
Land Use Planning Program Administrator
Florida Fish and Wildlife
  Conservation Commission
620 S. Meridian Street, MS5B5
Tallahassee, FL  32399
850-413-6966
 

mailto:BDunn@leegov.com
mailto:JMiller@leegov.com
mailto:SJenkins-Owen@leegov.com
mailto:MRozdolski@leegov.com
mailto:Jason.Wagman@MyFWC.com
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620 South Meridian Street 


Tallahassee, Florida 


Technical Assistance Regarding the Florida Black Bear - 2021 


 


Dear Applicant, Property Owner, and Interested Parties:  


 


According to Florida Fish and Wildlife Conservation Commission (FWC) data, there is the potential for 


Florida black bears (Ursus americanus floridanus) to occur in the project area.  The FWC received a 


sufficient number of reports of human-bear conflicts, evidence of bears collected by researchers, reports of 


bears killed by vehicles surrounding the project, or other data to recommend measures that may prevent or 


reduce conflicts with bears. 


 


While Florida black bears tend to shy away from people, they are adaptable and will take advantage of 


human-provided food sources.  This includes sources that are currently available near this site or sources 


available after construction, including unsecured garbage, pet food, and bird seed.  Once bears become 


accustomed to finding food around people, their natural wariness is reduced to the point that there can be an 


increased risk to private property and public safety.  


 


During the construction phase, construction sites should be kept clean, with refuse that might attract bears 


kept separate from construction debris and stored securely in bear-resistant containers or removed daily 


from the construction site before dark.  Refuse that might attract bears includes all food and drink-related 


materials, as well as any items with strong scents like cleaning agents.  If a homeowners’ association or 


community covenants are planned, by-laws that would require residents to take measures to prevent 


attracting bears into the neighborhood are recommended.  By-law language used by other Florida 


communities is available at (http://myfwc.com/wildlifehabitats/managed/bear/living/community-


group/bylaw/).  Once construction activities are complete, residents should be provided with bear-resistant 


garbage cans as part of their regular waste service and any larger waste storage containers should also be 


bear-resistant.  Providing residents with information on how to avoid human-bear conflicts is also 


recommended.  This information can include:  


 


• Options for keeping garbage secure which can include using bear-resistant garbage containers, 


modifying regular cans to be bear-resistant, or keeping cans secure in a garage or sturdy shed and 


then placing garbage on the curb the morning of pick-up rather than the night before 


(http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/); 


• Removing bird and wildlife feeders, or modifying them to exclude bears 


(http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/);  


• Using electric fencing to secure outdoor attractants like fruiting trees/shrubs, gardens, compost, 


and small livestock (https://myfwc.com/media/1886/ElectricFence.pdf/);   


• Proper composting in bear range 


(https://myfwc.com/media/1888/howtocompostinbearcountry.pdf);  


• Keeping pets safe (https://myfwc.com/media/1892/protect-your-pet.pdf ); and  


• Cleaning and securing barbeque grills.  


 


Information should also include guidelines for how residents should respond to bears in the area, such as:  


 


• What to do if they encounter a bear, whether from a distance or at close range 


(https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/), and  


• When and how to contact the FWC regarding a bear issue 


(https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/). 


 


FWC can always assist with residential planning to incorporate the above recommendations and reduce the 


potential for unwanted interactions between bears and humans.  Please feel free to contact our office at 


ConservationPlanningServices@myfwc.com for technical assistance.  


 


Sincerely,  


 
Jason Hight 


Land Use Planning Program Administrator  


Office of Conservation Planning Services  



http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/

http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/

http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/

http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/

https://myfwc.com/media/1886/ElectricFence.pdf

https://myfwc.com/media/1888/howtocompostinbearcountry.pdf

https://myfwc.com/media/1892/protect-your-pet.pdf

https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/

https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/

mailto:ConservationPlanningServices@myfwc.com
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620 South Meridian Street 

Tallahassee, Florida 

Technical Assistance Regarding the Florida Black Bear - 2021 

 
Dear Applicant, Property Owner, and Interested Parties:  
 
According to Florida Fish and Wildlife Conservation Commission (FWC) data, there is the potential for 
Florida black bears (Ursus americanus floridanus) to occur in the project area.  The FWC received a 
sufficient number of reports of human-bear conflicts, evidence of bears collected by researchers, reports of 
bears killed by vehicles surrounding the project, or other data to recommend measures that may prevent or 
reduce conflicts with bears. 
 
While Florida black bears tend to shy away from people, they are adaptable and will take advantage of 
human-provided food sources.  This includes sources that are currently available near this site or sources 
available after construction, including unsecured garbage, pet food, and bird seed.  Once bears become 
accustomed to finding food around people, their natural wariness is reduced to the point that there can be an 
increased risk to private property and public safety.  
 
During the construction phase, construction sites should be kept clean, with refuse that might attract bears 
kept separate from construction debris and stored securely in bear-resistant containers or removed daily 
from the construction site before dark.  Refuse that might attract bears includes all food and drink-related 
materials, as well as any items with strong scents like cleaning agents.  If a homeowners’ association or 
community covenants are planned, by-laws that would require residents to take measures to prevent 
attracting bears into the neighborhood are recommended.  By-law language used by other Florida 
communities is available at (http://myfwc.com/wildlifehabitats/managed/bear/living/community-
group/bylaw/).  Once construction activities are complete, residents should be provided with bear-resistant 
garbage cans as part of their regular waste service and any larger waste storage containers should also be 
bear-resistant.  Providing residents with information on how to avoid human-bear conflicts is also 
recommended.  This information can include:  
 

• Options for keeping garbage secure which can include using bear-resistant garbage containers, 
modifying regular cans to be bear-resistant, or keeping cans secure in a garage or sturdy shed and 
then placing garbage on the curb the morning of pick-up rather than the night before 
(http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/); 

• Removing bird and wildlife feeders, or modifying them to exclude bears 
(http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/);  

• Using electric fencing to secure outdoor attractants like fruiting trees/shrubs, gardens, compost, 
and small livestock (https://myfwc.com/media/1886/ElectricFence.pdf/);   

• Proper composting in bear range 
(https://myfwc.com/media/1888/howtocompostinbearcountry.pdf);  

• Keeping pets safe (https://myfwc.com/media/1892/protect-your-pet.pdf ); and  
• Cleaning and securing barbeque grills.  

 
Information should also include guidelines for how residents should respond to bears in the area, such as:  
 

• What to do if they encounter a bear, whether from a distance or at close range 
(https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/), and  

• When and how to contact the FWC regarding a bear issue 
(https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/). 

 
FWC can always assist with residential planning to incorporate the above recommendations and reduce the 
potential for unwanted interactions between bears and humans.  Please feel free to contact our office at 
ConservationPlanningServices@myfwc.com for technical assistance.  
 
Sincerely,  

 
Jason Hight 
Land Use Planning Program Administrator  
Office of Conservation Planning Services  

http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/
http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/
http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/
http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/
https://myfwc.com/media/1886/ElectricFence.pdf
https://myfwc.com/media/1888/howtocompostinbearcountry.pdf
https://myfwc.com/media/1892/protect-your-pet.pdf
https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/
https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/
mailto:ConservationPlanningServices@myfwc.com


From: Dunn, Brandon
To: Miller, Janet
Cc: Jenkins-Owen, Sharon; Rozdolski, Mikki
Subject: FW: FWC"s comments on Lee County 21-01ESR (CPA 2020-00001 and CPA 2020-00002)
Date: Monday, March 01, 2021 1:27:32 PM
Attachments: Technical Assistance Regarding the Florida Black Bear - 2021.pdf

FYI, this is for Lee County Homes.
 

From: Cucinella, Josh <Josh.Cucinella@MyFWC.com> 
Sent: Monday, March 1, 2021 12:46 PM
To: kevin.ratterree@glhomes.com
Cc: DCPexternalagencycomments@deo.myflorida.com; Dunn, Brandon <BDunn@leegov.com>;
hurwiller@m-da.com; chasec@passarella.net; Conservation Planning Services
<conservationplanningservices@MyFWC.com>; Wagman, Jason <Jason.Wagman@MyFWC.com>
Subject: [EXTERNAL] FWC's comments on Lee County 21-01ESR (CPA 2020-00001 and CPA 2020-
00002)
 
Dear Mr. Ratterree:   
 
Florida Fish and Wildlife Conservation Commission (FWC) staff reviewed the Lee County
21-01ESR comprehensive plan amendment package in accordance with our authorities under
Chapter 163.3184(3), Florida Statutes.  At this time, our comments are limited to advisory
information and recommendations for reducing potential conflicts with Florida black bears
(Ursus americanus floridanus) at the proposed residential development project located east of
Buckingham Road, about 1.2 miles south of Palm Beach Boulevard in Lee County.   
  
FWC has received 111 reports of human-bear conflicts within roughly a five-mile radius of the
project site since 2009.  Florida black bears are common in this area which is within
the South Bear Management Unit identified in the 2019 Bear Management Plan.  Please
review the attached document for important information related to potential measures that can
be taken to avoid or minimize negative wildlife interactions during the planning, construction,
and operation phases of this project.   
 
If you have specific technical questions, please contact Jason Wagman at (863) 209-2688 or
by email at Jason.Wagman@MyFWC.com.  For all other inquiries, please contact our office
by email at ConservationPlanningServices@MyFWC.com.   
 
Sincerely,  
  
Josh Cucinella  
Biological Administrator II  
Office of Conservation Planning Services  
Florida Fish and Wildlife Conservation Commission  
1239 SW 10th Street  
Ocala, Florida 34471  
(352) 620-7330  
  
Lee County 21-01ESR_43507  

mailto:BDunn@leegov.com
mailto:JMiller@leegov.com
mailto:SJenkins-Owen@leegov.com
mailto:MRozdolski@leegov.com
mailto:Jason.Wagman@MyFWC.com
mailto:ConservationPlanningServices@MyFWC.com
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620 South Meridian Street 


Tallahassee, Florida 


Technical Assistance Regarding the Florida Black Bear - 2021 


 


Dear Applicant, Property Owner, and Interested Parties:  


 


According to Florida Fish and Wildlife Conservation Commission (FWC) data, there is the potential for 


Florida black bears (Ursus americanus floridanus) to occur in the project area.  The FWC received a 


sufficient number of reports of human-bear conflicts, evidence of bears collected by researchers, reports of 


bears killed by vehicles surrounding the project, or other data to recommend measures that may prevent or 


reduce conflicts with bears. 


 


While Florida black bears tend to shy away from people, they are adaptable and will take advantage of 


human-provided food sources.  This includes sources that are currently available near this site or sources 


available after construction, including unsecured garbage, pet food, and bird seed.  Once bears become 


accustomed to finding food around people, their natural wariness is reduced to the point that there can be an 


increased risk to private property and public safety.  


 


During the construction phase, construction sites should be kept clean, with refuse that might attract bears 


kept separate from construction debris and stored securely in bear-resistant containers or removed daily 


from the construction site before dark.  Refuse that might attract bears includes all food and drink-related 


materials, as well as any items with strong scents like cleaning agents.  If a homeowners’ association or 


community covenants are planned, by-laws that would require residents to take measures to prevent 


attracting bears into the neighborhood are recommended.  By-law language used by other Florida 


communities is available at (http://myfwc.com/wildlifehabitats/managed/bear/living/community-


group/bylaw/).  Once construction activities are complete, residents should be provided with bear-resistant 


garbage cans as part of their regular waste service and any larger waste storage containers should also be 


bear-resistant.  Providing residents with information on how to avoid human-bear conflicts is also 


recommended.  This information can include:  


 


• Options for keeping garbage secure which can include using bear-resistant garbage containers, 


modifying regular cans to be bear-resistant, or keeping cans secure in a garage or sturdy shed and 


then placing garbage on the curb the morning of pick-up rather than the night before 


(http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/); 


• Removing bird and wildlife feeders, or modifying them to exclude bears 


(http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/);  


• Using electric fencing to secure outdoor attractants like fruiting trees/shrubs, gardens, compost, 


and small livestock (https://myfwc.com/media/1886/ElectricFence.pdf/);   


• Proper composting in bear range 


(https://myfwc.com/media/1888/howtocompostinbearcountry.pdf);  


• Keeping pets safe (https://myfwc.com/media/1892/protect-your-pet.pdf ); and  


• Cleaning and securing barbeque grills.  


 


Information should also include guidelines for how residents should respond to bears in the area, such as:  


 


• What to do if they encounter a bear, whether from a distance or at close range 


(https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/), and  


• When and how to contact the FWC regarding a bear issue 


(https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/). 


 


FWC can always assist with residential planning to incorporate the above recommendations and reduce the 


potential for unwanted interactions between bears and humans.  Please feel free to contact our office at 


ConservationPlanningServices@myfwc.com for technical assistance.  


 


Sincerely,  


 
Jason Hight 


Land Use Planning Program Administrator  


Office of Conservation Planning Services  



http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/

http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/

http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/

http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/

https://myfwc.com/media/1886/ElectricFence.pdf

https://myfwc.com/media/1888/howtocompostinbearcountry.pdf

https://myfwc.com/media/1892/protect-your-pet.pdf

https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/

https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/

mailto:ConservationPlanningServices@myfwc.com
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620 South Meridian Street 

Tallahassee, Florida 

Technical Assistance Regarding the Florida Black Bear - 2021 

 
Dear Applicant, Property Owner, and Interested Parties:  
 
According to Florida Fish and Wildlife Conservation Commission (FWC) data, there is the potential for 
Florida black bears (Ursus americanus floridanus) to occur in the project area.  The FWC received a 
sufficient number of reports of human-bear conflicts, evidence of bears collected by researchers, reports of 
bears killed by vehicles surrounding the project, or other data to recommend measures that may prevent or 
reduce conflicts with bears. 
 
While Florida black bears tend to shy away from people, they are adaptable and will take advantage of 
human-provided food sources.  This includes sources that are currently available near this site or sources 
available after construction, including unsecured garbage, pet food, and bird seed.  Once bears become 
accustomed to finding food around people, their natural wariness is reduced to the point that there can be an 
increased risk to private property and public safety.  
 
During the construction phase, construction sites should be kept clean, with refuse that might attract bears 
kept separate from construction debris and stored securely in bear-resistant containers or removed daily 
from the construction site before dark.  Refuse that might attract bears includes all food and drink-related 
materials, as well as any items with strong scents like cleaning agents.  If a homeowners’ association or 
community covenants are planned, by-laws that would require residents to take measures to prevent 
attracting bears into the neighborhood are recommended.  By-law language used by other Florida 
communities is available at (http://myfwc.com/wildlifehabitats/managed/bear/living/community-
group/bylaw/).  Once construction activities are complete, residents should be provided with bear-resistant 
garbage cans as part of their regular waste service and any larger waste storage containers should also be 
bear-resistant.  Providing residents with information on how to avoid human-bear conflicts is also 
recommended.  This information can include:  
 

• Options for keeping garbage secure which can include using bear-resistant garbage containers, 
modifying regular cans to be bear-resistant, or keeping cans secure in a garage or sturdy shed and 
then placing garbage on the curb the morning of pick-up rather than the night before 
(http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/); 

• Removing bird and wildlife feeders, or modifying them to exclude bears 
(http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/);  

• Using electric fencing to secure outdoor attractants like fruiting trees/shrubs, gardens, compost, 
and small livestock (https://myfwc.com/media/1886/ElectricFence.pdf/);   

• Proper composting in bear range 
(https://myfwc.com/media/1888/howtocompostinbearcountry.pdf);  

• Keeping pets safe (https://myfwc.com/media/1892/protect-your-pet.pdf ); and  
• Cleaning and securing barbeque grills.  

 
Information should also include guidelines for how residents should respond to bears in the area, such as:  
 

• What to do if they encounter a bear, whether from a distance or at close range 
(https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/), and  

• When and how to contact the FWC regarding a bear issue 
(https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/). 

 
FWC can always assist with residential planning to incorporate the above recommendations and reduce the 
potential for unwanted interactions between bears and humans.  Please feel free to contact our office at 
ConservationPlanningServices@myfwc.com for technical assistance.  
 
Sincerely,  

 
Jason Hight 
Land Use Planning Program Administrator  
Office of Conservation Planning Services  

http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/
http://myfwc.com/wildlifehabitats/managed/bear/living/community-group/bylaw/
http://myfwc.com/wildlifehabitats/managed/bear/living/attractants/
http://myfwc.com/wildlifehabitats/managed/bear/wildlife-feeders/
https://myfwc.com/media/1886/ElectricFence.pdf
https://myfwc.com/media/1888/howtocompostinbearcountry.pdf
https://myfwc.com/media/1892/protect-your-pet.pdf
https://myfwc.com/wildlifehabitats/wildlife/bear/living/encounter/
https://myfwc.com/wildlifehabitats/wildlife/bear/nuisance-contact/
mailto:ConservationPlanningServices@myfwc.com


APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

ProjectName: Lee County Homes Associates I, LLLP (Lee County Homes) 

Project Description: Amend Future Land Use Category for +344 acres from Sub-Outlying Suburban 

{2 unit/acres) to Outlying Suburban {3 units/acre). 

Map(s) to Be Amended: --'-M~a""'p"""l""'."""'P...aca"'"g'""e"""l"-=o"--f -'-7 _________________________ _ 

State Review Process: D Small-Scale Review D State Coordinated Review IE] Expedited State Review 

1. Name of Applicant: Lee County Homes I Corporation General Partner, Kevin Ratterree, Vice President 

Address: 1600 Sawgrass Corporate Pkwy. Suite 400 

City, State, Zip: Sunrise Florida 33323 

Phone Number: (954) 753-1730, Ext 2240 E-mail: kevin.ratterree 

2. Name of Contact: Morris-De ew Associates Inc c o Tina Ekblad 

Address: 2914 Cleveland Avenue 

City, State, Zip: Fort M ers Florida 33901 

Phone Number: (239)-337-3993 

3. Owner(s) of Record: Lee County Home Associates I. LLLP 

Address: 1600 Sawgrass Corporate Pkwy. Suite 400 

City, State, Zip: Sunrise Florida 33323 

A 

E-mail: tekblad@m-da.com 

0 viENT 

Phone Number: (954) 753-1730, Ext. 2240 E-mail : kevin.ratterree@glhomes.com 

4. Property Location: 

1. SiteAddress: _,_N-'-'--'-A-'--------------------------------

2. STRAP(s): See Attached List of Properties 

5. Property Information: 

Total Acreage of Property:~3_4_4_. 7_7"""6 ___ _ Total Acreage Included in Request: """3_4_4_. 7~7_6~----

Total Uplands: =34--=-4--=-.'-'-7_,_7-=6 ___ Total Wetlands: _______ Current Zoning: -'--'R"-P=D _______ _ 

Current Future Land Use Category(ies ): ~S_u_b_-O_ut_l~y_in~g~S_u_b_u_r_b_a_n ________________ _ 

Area in Each Future Land Use Category: 344.776 acres Outlying Suburban 

Existing Land Use: ~A_g~r~ic~u~lt~u_re~----------------------------

6. Calculation of maximum allowable development under current Lee Plan: 

Residential Units/Density:_6_9_O __ Commercial Intensity: ___ _ Industriallntensity: 

7. Calculation of maximum allowable development with proposed amendments: 

Residential Units/Density: 1.034 Commercial Intensity: ___ _ Industrial Intensity: 

Lee County Comprehensive Plan Map Amendment Application Form (10/2018) Pagel of 4 



Public Facilities Impacts 

NOTE: The applicant must calculate public facilities impacts based on the maximum development. 

1. Traffic Circulation Analysis: The analysis is intended to determine the effect of the land use change on the Financially 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon). 
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative 
Code (AC)l3-17. 

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis 
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/ 
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and 
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected 
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is 
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of 
analysis for: 

i. Total peak hour trip generation less than 50 total trip ends - trip generation. 

11. Total peak hour trip generation from 50 to 300 total trip ends - trip generation, trip distribution and trip 
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis 
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan 
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s) 
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis 
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss 
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term 
analysis. 

iii. Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip 
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS 
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS 
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will 
include any portion ofroadway segments within an area three miles offset from the boundary of the 
application legal description metes and bounds survey. LOS analysis will also include any 
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application. 

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning 
staff. 

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency 
Management Report): 

a Franchise Area, Basin, or District in which the property is located 
h Current LOS, and LOS standard of facilities serving the site 
c. Projected 2030 LOS under existing designation 
d Projected 2030 LOS under proposed designation 
e. Existing infrastructure, if any, in the immediate area with the potential to serve the subject property 
f Improvements/expansions currently programmed in 5-year CIP, 6-10 year CIP, and long rangeimprovements 
g Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water 

Lee County Comprehensive Plan Map Amendment Application Form ( 10/2018) Page 2 of 4 



In addition to the above analysis, provide the following for potable water: 

a. Determine the availability of water supply within the franchise area using the current water use allocation 
(Consumptive Use Permit) based on the annual average daily withdrawal rate. 

b. Include the current demand and the projected demand under the existing designation, and the projected demand under the 
proposed designation. 

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation. 
d. Include any other water conservation measures that will be applied to the site (see Goal 54 ). 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support 
facilities, including: 

a. Fire protection with adequate response times 
b. Emergency medical service (EMS) provisions 
c. Law enforcement 
d. Solid Waste 
e. Mass Transit 
f. Schools 

In reference to above, the applicant must supply the responding agency with the information from application items 
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the 
responding agency. 

Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding properties, and assess the site's suitability 
for the proposed change based upon the following: 

1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 
3. A topographic map depicting the property boundaries and 100-year flood prone areas indicated (as identified by FEMA). 
4. A map delineating the property boundaries on the most recent Flood Insurance Rate Map. 
5. A map delineating wetland, aquifer recharge areas, and rare & unique uplands. 
6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, stateor 

local agencies as endangered, threatened or species of special concern. The table must include the listed species by 
FLUCCS and the species status (same as FLUCCS map). 

Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archaeologically sensitive areas) and provide an analysis of 
the proposed change's impact on these resources. The following should be included with the analysis: 

1. A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property 
or adjacent properties. 

2 A map showing the subject property location on the archaeological sensitivity map for Lee County. 

Internal Consistency with the Lee Plan 

1. Discuss how the proposal affects established Lee County population projections, Lee Plan Table l(b) and the total population 
capacity of the Lee Plan Future Land Use Map. 

2 List all goals and objectives of the Lee Plan that are affected by the proposed amendment or that affect the subject property. 
This analysis should include an evaluation of all relevant policies under each goal and objective. 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

State Policy Plan and Regional Policy Plan 

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan 
amendment. 

Justify the proposed amendment based upon sound planning principles 

Support all conclusions made in this justification with adequate data and analysis. 

Planning Communities/Community Plan Area Requirements 
If located within a planning community/community plan area, provide a meeting summary document of the required public 
informational session [Lee Plan Goal 17]. 
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Sketch and Legal Description 

The certified legal description(s) and certified sketch of the description for the property subject to the requested change. A 
mete and bounds legal description must be submitted specifically describing the entire perimeter boundary of the property 
with accurate bearings and distances for every line. The sketch must be tied to the state plane coordinate system for the 
Florida West Zone (North America Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of 
beginning and the other an opposing comer. If the subject property contains wetlands or the proposed amendment includes 
more than one land use category a mete and bounds legal description, as described above, must be submitted in addition to 
the perimeter boundary of the property for each wetland or future land use category. 
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SUBMITTAL REQUIREMENTS 

Clearly label all submittal documents with the exhibit name indicated below. 

For each map submitted, the applicant will be required to submit a 24"x36" version and 
8.5"x11" reduced map for inclusion in public hearing packets. 

MINIMUM SUBMITTAL ITEMS (3 Copies) 

Completed Application (Exhibit- Ml) 

Filing Fee (Exhibit - M2) 

Disclosure oflnterest (Exhibit- M3) 

Surrounding Property Owners List, Mailing Labels, and Map for All Parcels Within 500 Feet of the Subject Property 
(Exhibit- M3) 
Future Land Use Map - Existing and Proposed (Exhibit - M4) 

Map and Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties 
(Exhibit - MS) 

Map and Description of Existing Zoning of the Subject Property and Surrounding Properties (Exhibit M6) 

Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Proposed (Exhibit - M7) 

Copy of the Deed(s) of the Subject Property (Exhibit MS) 

Aerial Map Showing the Subject Property and Surrounding Properties (Exhibit - M9) 

Authorization Letter from the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit- MIO) 

Lee Plan Analysis (Exhibit- Ml 1) 

Environmental Impacts Analysis (Exhibit - M12) 

Historic Resources Impact Analysis (Exhibit- M13) 

Public Facilities Impacts Analysis (Exhibit - Ml 4) 

Traffic Circulation Analysis (Exhibit MIS) 

Existing and Future Conditions Analysis -
Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit-
M16) 

Letter of Determination for the Adequacy/Provision of Existing/Proposed Support Facilities - Fire 
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools 
(Exhibit - Ml 7) 

State Policy Plan and Regional Policy Plan (Exhibit - Ml 8) 

Justification of Proposed Amendment (Exhibit- Ml 9) 

Planning Communities/Community Plan Area Requirements (Exhibit- M20) 

APPLICANT - PLEASE NOTE: 

Once staff has determined the application is sufficient for review, 15 complete copies will be required to be submitted to staff. 
These copies will be used for Local Planning Agency hearings, Board of County Commissioners hearings, and State 
Reviewing Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies. 

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585. 
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(239)337-3993 I Tollfree (866)337-7341 
www.morris-depew.com 

ENGINEERS • PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

STRAP 

32-43-2 6-00-00003 .0000 

33-43-2 6-00-00004.0000 

33-43-26-00-00004.0010 

Lee County Homes 
Comprehensive Plan Amendment 

Properties Subject to Application Request 

Owner Name Address 

Lee County Homes 1600 Sawgrass Corporate 

Associates I, LLLP Parkway, Suite 400 
Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Future Land Use 

Sub-Outlying 

Suburban 

Sub-Outlying 
Suburban 

Sub-Outlying 

Suburban 

Zoning 

Residential Planned 
Development 

Residential Planned 
Development 

Residential Planned 
Development 



AFFIDAVIT 

I, Kevin Ratterree, the Vice President of Lee County Homes I Corporation, a Florida corporation, the 
General Partner of Lee County Homes Associates I, LLLP, a Florida limited liability limited partnership, 
certify that I am the owner or authorized representative of the property described herein, and that all answers 
to the questions in this application and any sketches, data, or other supplementary matter attached to and 
made a part of this application, are honest and true to the best of my knowledge and belief. I also authorize 
the staff of Lee County Community Development to enter upon the property during normal working hours 
for the pu ose of investigating and evaluating the request made through this application. 

Kevin Ratterree 
Lee County Homes Associates I, LLLP 
By: Lee County Homes I Corporation, General Partner 

Printed Name of Applicant 

STATE OF FLORIDA 
COUNTY OF BROWARD 

The foregoing instrument was sworn to ( or affirmed) and subscribed before me on~o=JJ~$~y 

Kevin Ratterree, the Vice President of Lee County Homes I Corporation, the General Partner of Lee 
County Homes_ Associates I, LLLP (name of person providing oath or affirmation), who is 
personally known to me or who has produced -,--------(type of identification) as 
identification. O-Ad S-ijn-e.d 1'V> my fh1fs1•CA.-( prie.>€,;'lce , 

,,,,,111111111,,,, 

Signature of Notary Public 

(Name typed, printed or stamped) 

~,,,'\s:.,Cf>.. C. Mcr/111/. 
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ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

(239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

STRAP 

32-43-26-00-00003.0000 

33-43-2 6-00-00004.0000 

33-43-26-00-00004.0010 

Lee County Homes 
Comprehensive Plan Amendment 

Properties Subject to Application Request 

Owner Name Address 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Future Land Use 

Sub-Outlying 
Suburban 

Sub-Outlying 
Suburban 

Sub-Outlying 
Suburban 

Zoning 

Residential Planned 
Development 

Residential Planned 
Development 

Residential Planned 

Development 



DISCLOSURE OF INTEREST 
AFFIDAVIT 

BEFORE ME this day appeared Kevin Ratterree, the Vice President of Lee County 
Homes I Corporation, a Florida corporation, the General Partner of Lee County Homes 
Associates I, LLLP. a Florida limited liability limited partnership (the "record owner"), who, 
being first duly sworn and deposed says: 

1 . That I am the record owner, or a legal representative of the record owner, of the 
property that is located at Please see attached STRAP list and is the subject of an Application 
for zoning action (hereinafter the "Property"). 

2. That I am familiar with the legal ownership of the Property and have full 
knowledge of the names of all individuals that have an ownership interest in the Property or a 
legal entity owning an interest in the Property. 

[OPTIONAL PROVISION IF APPLICANT IS CONTRACT PURCHASER: In addition, I am 
familiar with the individuals that have an ownership interest in the legal entity that is under 
contract to purchase the Property.] 

3. That, unless otherwise specified in paragraph 6 below, no Lee County 
Employee, County Commissioner, or Hearing Examiner has an Ownership Interest in the 
Property or any legal entity (Corporation, Company, Partnership, Limited Partnership, 
Trust, etc.) that has an Ownership Interest in the Property or that has contracted to 
purchase the Property. 

4. That the disclosure identified herein does not include any beneficial 
Ownership Interest that a Lee County Employee, County Commissioner, or Hearing 
Examiner may have in any entity registered with the Federal Securities Exchange 
Commission or registered pursuant to Chapter 517, whose interest is for sale to the general 
public. 

5. That, if the Ownership Interest in the Property changes and results in this 
affidavit no longer being accurate, the undersigned will file a supplemental Affidavit that 
identifies the name of · any Lee County Employee, County Commissioner, or Hearing 
Examiner that subsequently acquires an interest in the Property. 

6. Disclosure of Interest held by a Lee County Employee, County Commissioner, 
or Hearing Examiner. 

Name and Address 
None 
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Under penalty of perjury, I declare that I have read the foregoing and the facts alleged are 
true to the best of my knowledge and belief. 

Lee County Homes Associates I, LLLP 
By: Lee County Ho s I Corporation, General Partner 

Kevin Ratterree, Vice President 
Print Name 

**********NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS********** 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OF BROWARD ~~ 

~~·p}..'t~ 
The foregoing instrument was sworn to (or affirmed) and subscribed before me'on P 

~;z;io;io(date) by Kevin Ratterree, the Vice President of Lee County Homes I 
~on, the General Partner of Lee County Homes Associates I, LLLP (name of 
person providing oath or affirmation), who is personally known to me or who has produced 
-------------,-.,-tttt1TTTT:---- (type of id tification) as identification. 
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(239) 337-3993 I Toll Free (866) 337-7341 
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ENGINEERS · PLANNERS· SURVEYORS 
LANDSCAPE ARCHITECTS 

STRAP 

32-43-26-00-00003 .0000 

3 3-43-2 6-00-00004.0000 

3 3-43-2 6-00-00004.0010 

Lee County Homes 
Comprehensive Plan Amendment 

Properties Subject to Application Request 

Owner Name Address 

Lee County Homes 1600 Sawgrass Corporate 

Associates I, LLLP Parkway, Suite 400 
Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
Associates I, LLLP Parkway, Suite 400 

Sunrise, FL 33323 

Lee County Homes 1600 Sawgrass Corporate 
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Sunrise, FL 33323 

Future Land Use 
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Suburban 
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Suburban 
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ENGINEERS • PLANNERS • SURVEYORS 
LANDSCAPE ARCHITECTS 

Phone (239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

LETTER OF AUTHORIZATION 

TO WHOM IT MAY CONCERN: 

PLEASE BE ADVISED THAT I (WE) AM (ARE) THE FEE SIMPLE PROPERTY OWNER(S) 
OF THE PROPERTY DESCRIBED BELOW AND THAT MORRIS-DEPEW ASSOCIATES, 
INC. HAS BEEN AUTHORIZED TO REPRESENT ME (US) FOR THE BELOW 
REFERENCED PARCEL(S) IN ALL MATTERS PERTAINING TO REZONING OR 
DEVELOPMENT PERMITS. THIS AUTHORITY TO REPRESENT MY (OUR) INTEREST 
INCLUDES ANY AND ALL DOCUMENTS REQUIRED BY THE REZONING, PLANNING 
OR PERMITTING REQUESTS SUBMITTED ON MY (OUR) BEHALF BY MORRIS
DEPEW ASSOCIATES, INC. 

STRAP NUMBER OR LEGAL DESCRIPTION: 

STRAP# : Please see attached list of STRAPs 

Lee County Homes Associates I, LLLP 
By: Lee County Homes I Corporation, General Partner 

~ . t/,/< 
SIGNATUE 
Kevin Ratterree, Vice President 
PRINTED NAME & TITLE 

STATE OF Florida 
COUNTY OF Broward 

The foregoing instrument was acknowledged before me this ~3 day of9ztnu.tlA-!,Y20cJ.,0 
by Kevin Ratterree , the Vice President of Lee County Homes I Corporation, the &eneral 
Partner of Lee County Homes Associates I, LLLP, who is personally known to me or has 1 
produced ----,-----,,--,--c::--,-----as identificatio did not take an oath,~ Stgvte..A. 
(fl Yi\'-{ ph ~s 1 'u-f f M!Ul'JCL , 

My CommissiR~ltttqt'tWiji?i, C. 
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MEMORANDUM 

TO: Ms. Tina Ekblad 

FROM: 

DATE: 

RE: 

Morris Depew c/o Barraco & Associates, Inc. 

Ted B. Treesh 
President 

February 27, 2020 

Buckingham 345 
Comprehensive Plan Amendment 
Lee County, Florida 

2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901-9356 

OFFICE 239,278.3090 
FAX 239.278.1906 

TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

TR Transportation Consultants, Inc. has completed a traffic circulation analysis for the 
proposed Comprehensive Plan Amendment for approximately 345 acres of property 
located on the east side of Buckingham Road approximately 1.1 miles south of Palm 
Beach Boulevard (S.R. 80) in Lee County, Florida. This analysis will determine the 
impacts of the change in land use on the subject site from Sub-Outlying Suburban to 
Outlying Suburban. 

The transportation related impacts of the proposed Comprehensive Plan Amendment 
were evaluated pursuant to the criteria in the application document. This included an 
evaluation of the long range impact (20-year horizon) and short range impact (5-year 
horizon) the proposed amendment would have on the existing and future roadway 
infrastructure. 

The subject site is currently zoned RPD through Zoning Resolution Z-05-074. The RPD 
was approved for the development of up to 690 residential dwelling units along with 
commercial amenities within the community (clubhouse, etc.). Access to the existing 
RPD is provided directly to Buckingham Road. 

A methodology meeting was held with Lee County Development Services staff to outline 
the methodology that would be followed for this transportation analysis. A recent 
Comprehensive Plan Amendment was recently approved by the Lee County Board of 
County Commissioners on a project that directly abuts the Buckingham 345 project to the 
north and east. This project, called Portico, was processed under CPA2018-00004 and 
also included the change in land use from Sub-Outlying Suburban to Outlying Suburban. 
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Based on discussions with County staff, the methodology outlined in the Portico traffic 
analysis was followed for the analysis of the impacts of this proposed Land Use Change. 
The traffic study submitted by Portico, conducted by David Plummer & Associates, dated 
February 5, 2018, was utilized as the basis for the "Background Traffic Conditions" for 
both the analysis of the impacts to the Long Range Transportation Plan as well as to the 
5-Year Capital Improvement Plan. 

The proposed amendment to the Comprehensive Plan to move the subject site from the 
Sub-Outlying Suburban Future Land Use Category to the Outlying Suburban Future Land 
Use Category would permit the residential density on the subject site to be increased from 
2.0 units per acre to a maximum of 3.0 units per acre. As previously noted, the site 
currently is zoned RPD for a maximum development of 690 residential dwelling units. 
The change in land use would permit up to 1,035 dwelling units on the approximately 
645 acre site, or an increase in 345 dwelling units. 

The long range transportation impact (20-year horizon) will be evaluated based on the 
comparison between residential uses that have been approved based on the RPD zoning 
versus those uses being proposed. Since it is not feasible to assume that the subject site 
will be completely developed in the next five (5) years, the short range transportation 
impact (5-year horizon) will be evaluated based on an assumed residential development 
rate for the site. 

Long Range Impacts (20-vear horizon) 

As previously indicated, the analysis conducted as part of the recent Comprehensive 
Land Use Change to the Portico project, which abuts the Buckingham 345 parcel to the 
north and east, was utilized as the basis of the analysis in this report. The traffic analysis, 
prepared by David Plummer & Associates, is dated February 5, 2018. For the impacts to 
the Long Range Transportation Plan (LRTP), the 2040 projected traffic volumes reflected 
in Exhibit 4 of the Plummer TIS, titled "Future (2040) Traffic Conditions With Project" 
were combined with the projected trip generation from the 690 residential dwelling units 
that are currently approved on the Buckingham 345 project to determine the future 2040 
Background Traffic Conditions. 

Table 1 summarizes the uses that are currently permitted on the Buckingham 345 
property pursuant to Zoning Resolution Z-05-074. 

Table 1 
Permitted Residential Density 

Buckine:ham 345 CPA 
Category Intensity 

Permitted Dwelling Units 690 Single-Family DU's 

The Level of Service Threshold volumes for the roadway network within a 3-mile radius 
of the site was referenced from the Lee County Generalized Level of Service tables for 
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the Lee County maintained roadways and the FDOT Q/LOS Manual Generalized Level 
of Service Tables for FDOT controlled roadways. The facility type and threshold 
volumes were referenced from the 2018 FDOT Level of Service Report for Lee County. 
This is consistent with the methodology conducted as part of the Portico traffic analysis. 
Table lA in the Appendix of this report outlines the Level of Service Thresholds utilized 
for the roadways within the 3-mile study boundary. Consistent with the Lee County 
Comprehensive Plan, the County maintained roadways have a recommended minimum 
Level of Service Standard of LOS "E" and the FDOT maintained roadways have a 
recommended minimum Level of Service Standard of LOS "D". 

The trip generation for the residential dwelling units was determined by referencing the 
Institute of Transportation Engineer's (ITE) report, titled Trip Generation Manual, 10th 

Edition. Land Use Code 210 (Single-Family Detached Housing) was utilized for the trip 
generation purposes of the proposed dwelling units. The trip generation equations utilized 
from the aforementioned land use is attached to the Appendix of this memorandum for 
reference. Table 2 indicates the trip generation of the trips that were added to the 2040 
roadway network as part of the long range transportation Level of Service analysis. 

Table 2 
Trip Generation - Long Range Analysis 

B kin h 345 CPA UC ~1 am 
A.M. Peak Hour P.M. Peak Hour Daily Land Use 

In Out Total In Out Total (2-way) 

Maximum Residential 
Density W /CPA 185 555 740 604 354 958 8,927 

(1,035 Dwelling Units) 

Currently Approved 
Residential Units -124 -371 -495 -409 -240 -649 -6,147 
(690 Dwelling Units) 

Total Trip Increase 61 184 245 195 114 309 2,780 
(345 Dwelling Units) 

2040 Long Range Transportation Plan Impacts 

Table 2A reflects the projected 2040 background traffic volumes and Level of Service on 
the roadways within the 3-mile radius of the site. These volumes include the traffic from 
the Lee County Metropolitan Planning Organization's (MPO) 2040 Long Range 
Transportation travel model (District One Regional Planning Model - DlRMP) as 
contained in the Portico traffic analysis. The traffic volumes from Exhibit 4 in the Portico 
analysis were utilized, which includes the traffic from 1,789 dwelling units that were 
approved by the Lee County Board of County Commissioners as part of CP A2018-
00004. The total trips shown in Table 1 from the approved 690 dwelling units on the 
Buckingham 345 parcel were then added to the volumes taken from Exhibit 4 to 
determine the projected 2040 Peak Hour, Peak Season, Peak Direction Background 
traffic volumes and Level of Service on the roadways in the study area. 
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Based on Table 2A, there are several roadway segments that are shown to operate below 
the recommended minimum Level of Service Standard in 2040 based on the projected 
Background traffic conditions. Three future road projects are identified in the 2040 Long 
Range Transportation Plan Needs Plan, which are identified as a need by 2040 but do not 
have identified funding at this time. 

The projects that are currently on the 2040 LRTP Needs Plan in the study area include: 

Buckingham Road - Widen from 2 to 4 lanes from Orange River to SR 80 
Orange River Blvd. - Widen from 2 to 4 lanes from SR 80 to Buckingham Rd. 
SR 31 - Widen from 2 to 4 lanes from SR 80 to Charlotte Co. line 

The only other improvement shown as to be needed by 2040 in the Background traffic 
conditions is the widening of SR 80 between SR 31 and Buckingham Road. This 
segment, based on the Background traffic conditions before any trips from the proposed 
land use change are added to the network, will need to be widened from four lanes to six 
lanes. This improvement should be added to the 2040 Needs Plan. 

An additional improvement that is illustrated in Table 2A that is not identified in the 
LRTP 2040 Needs Plan is the widening of Buckingham Road from Orange River 
Boulevard to Gunnery Road. Based on the projected 2040 Background traffic conditions, 
this improvement should be added to the 2040 LRTP Needs Plan. 

The widening of Orange River Boulevard, which is in the 2040 Needs Plan, is in direct 
conflict with Lee Plan Policy 20.2.1, which states: 

POLICY 20.2.1: Future multi-lane expansions within the Buckingham 
Community Plan area will be limited to the four-laning of Buckingham Road 
(except for the portion of Buckingham Road that is encompassed by the Luckett 
Road Extension). All other existing roadways within the boundaries of the 
Buckingham Community Plan area will remain in their two-lane configuration. 
This policy does not include bicycle, pedestrian and equestrian facilities or safety 
improvements. Prior to adding any multi-lane expansions of Buckingham Road to 
the schedule of capital improvements, one public meeting after 5:00 p.m. 
regarding the proposed road expansion must be held in accordance with Policies 
17.3.3 and 17.3.4 .. (Ordinance No. 10-15, 18-18) 

Therefore, Orange River Boulevard should be recognized as a "Constrained Facility" in 
the Lee County Comprehensive Plan as no widening is permitted to this roadway 
pursuant to this Policy. 

Table 3A was then completed to determine what impacts will occur on the roadways 
with the addition of the new trips shown in Table 1 that will be generated by the 
additional 345 dwelling units that would be permitted should the change in Future Land 
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Use be approved. Comparing the identified improvements necessary in the Background 
traffic conditions (Table 2A) to the improvements identified as being needed in 2040 
with the additional dwelling units, there are NO additional roadway capacity 
improvements necessary to support the Future Land Use Change to permit the 
development of an additional 345 residential dwelling units. The identified 
improvements illustrated in Table 3A are identical to the improvements that are listed in 
Table 2A that are needed in 2040 without the change to the Future Land Use category on 
the subject site. 

Therefore, the changes that are recommended to be added to the 2040 LRTP Needs Plan 
are due to the conditions that are projected in 2040 without any changes to the Future 
Land Use Plan. The changes, which are consistent with the changes that were outlined in 
the CPA Traffic Analysis conducted for the Portico project, include: 

Buckingham Road - Widen from 2 to 4 lanes from Orange River Blvd. to Gunnery Rd. 
SR 80 - Widen from 4 to 6 lanes from SR 31 to Buckingham Rd 

Short Term Impacts Analysis (2025) 

In order to estimate the short term transportation related impacts with the requested land 
use changes, several assumptions were made based on the amount of residential 
development that is feasible to be constructed in the next five (5) years. It was assumed 
that the site could be developed with up to 125 residential dwelling units per year. 
Therefore, for the 5-year Level of Service analysis, a development of approximately 625 
residential dwelling units was assumed. For analysis purposes these units were all 
assumed to be single-family dwelling units. Table 4 indicates the trip generation of the 
trips that were added to the 2025 roadway network as part of the short term transportation 
Level of Service analysis. 

Land Use 

Table 4 
Trip Generation - Short Term Analysis 

Buckingham 345 CPA 
A.M. Peak Hour P .M. Peak Hour 

In Out Total In Out Total 

Single-Family Detached 
Housing 112 337 449 372 218 590 

(625 Dwelling Units) 

Daily 
(2-way) 

5,612 

The 2019/2020-2023/2024 Lee County Transportation Capital Improvement Plan and the 
2020-2025 Florida Department of Transportation Adopted Work Program were reviewed 
to determine if any future roadway improvements were planned in the vicinity of the 
subject site in the next five (5) years. Based on the review, there are no roadway capacity 
improvements identified on either work program. 
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Table 4A and Table SA attached to this report indicate the projected 5-year planning 
Level of Service on the surrounding roadways based the trip generation as shown in 
Table 4. Following the same methodology as was followed for the 2040 LRTP analysis, 
the projected 2025 Background traffic conditions included the trips from the 5-year 
analysis as identified in the Portico CPA Traffic Analysis report, dated February 5, 2018. 
The existing traffic volumes on the various roadway links were derived from traffic data 
obtained from the FDOT Traffic Information Online resource and are volumes as 
reported for the year 2018. These volumes were then increased by a growth factor based 
on historical traffic count data from the FDOT Traffic Information Online resource then 
adjusted by the K & D factors to obtain the projected 2025 peak hour, peak direction 
traffic conditions. The trips from the Short Term Analysis contained in the Portico Traffic 
Report were then added to the 2025 projected volumes to determine the Background 
2025 traffic volumes and Levels of Service on the roadways in the Study Area. 

The trips from Table 4 were then added to the various roadway links projected 2025 
Background Traffic Volumes and a Level of Service analysis was completed. Based on 
the results, there are only two roadway segments show a change in Level of Service in 
2025 due to the addition of the trips from the Short Term Analysis of the subject site. 
These links are Orange Rive Boulevard, which is shown to go from LOS "D" to LOS "E" 
and on S.R. 80 between S.R. 31 and Buckingham Road, which is shown to go from LOS 
"D" to LOS "E". No other roadway segment is shown to change in Level of Service as a 
result of the Short Term Analysis. Buckingham Road is shown to operate at LOS "F" in 
2025 in the Background Traffic Conditions (With Portico). This is consistent with the 
most recent Lee County Public Facilities Level of Service and Concurrency Report 
(2019), which shows Buckingham Road from S.R. 80 to Orange River Boulevard 
operating at LOS "F" in 2023 due to the currently approved density within the Portico 
and Buckingham 345 projects. 

Since the number of units that are shown to be built in the next five years (625) are within 
the currently number of approved units on the subject site (690), no revisions to the 
County's 5-Year Capital Improvement Program or the FDOT Work Program are 
necessary to support the change in the Future Land Use Category. 

Changes that are recommend to the Capital Improvement Program that are needed 
regardless if this CPA application is approved is the widening of Buckingham Road from 
two lanes to four lanes from S.R. 80 to Orange River Boulevard. 

The payment of road impacts fees will be the full mitigation for this project in order to 
offset the impacts the trips from the residential units have on the adjacent roadway 
network. The CPA will also generate valorem taxes, gas taxes and other revenues that can 
be utilized to fund projects that are in the LRTP and the Short Term Capital Improvement 
Program. 
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The proposed Comprehensive Plan Amendment would allow the future land use change 
on approximately 345 acres of property to allow the maximum residential density of 
1,035 residential dwelling units. The project site currently has zoning approval to 
construct up to 690 residential dwelling units. The analysis contained in this report 
focused on the increase in residential dwelling units from 690 to 1,035, or an increase of 
345 dwelling units. 

The analysis was conducted based on the inclusion of the recently approved Portico 
Comprehensive Plan Amendment in the Background Traffic Condition, both in the Long 
Term Transportation Plan impacts as well as the impacts to the Short Term (5-Year) 
transportation impacts. The conclusions of the analysis indicated that the widening of 
several roadway segments in the Study Area need to be added to the 2040 LRTP Need 
Plan based on the proposed Background Traffic conditions (before the CPA trips are 
added to the network). These improvements include: 

Buckingham Road - Widen from 2 to 4 lanes from Orange River Blvd. to Gunnery Rd. 
SR 80 - Widen from 4 to 6 lanes from SR 31 to Buckingham Rd 

Also, the Lee Plan needs to have a Policy in place that recognizes Orange River 
Boulevard from S.R. 80 to Buckingham Road as a "Constrained Roadway". 

The improvements that are identified in the 2040 LRTP Background conditions are the 
same improvements that are needed in the 2040 LRTP conditions with the CPA trips 
added to the network. No changes are needed to the 2040 LRTP since the proposed CPA 
does not cause the need for any additional roadway capacity. 

The analysis of the Short Term impacts (Year 2025) also indicate that no changes are 
required to the Adopted Work Programs of either FDOT or Lee County due to the change 
in Future Land Use categories on the subject site. Improvements are identified as being 
necessary in 2025 due to the Background Traffic Conditions, which include residential 
dwelling units that are currently approved in both the Portico project as well as the 
Buckingham 345 project. The mitigation of the project impacts on the surrounding 
roadway network will be accommodated through the collection of road impact fees. 

Attachments 

K:\2020\01 January\01 Buckingham 345 GL Homes\2-27-2020 Memorandum.doc 



FIGURE 1 
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TABLES lA, 2A & 3A 

2040 LOS ANALYSIS 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2040 LONG RANGE TRANSPORTATION ANALYSIS - BUCKINGHAM 345 

GENERALIZED SERVICE VOLUMES 

ROADWAY SEGMENT 2040 E + C NETWORK LANES LOSA LOSlB LOSC LOSD LOSE 

ROADWAY FROM TO #Lanes Roadwait Designation VOLUME VOLUME VOLUME VOLUME VOLUME 

Buckingham Road SR80 Site Access 2LN Arterial 0 140 800 860 860 

Site Access Orange River Blvd. 2LN Arterial 0 140 800 860 860 

Orange River Blvd. Gunnery Road 2LN Arterial 0 140 800 860 860 

Orange River Blvd. Buckingham Rd. SR80 2LN Major Collector 0 0 310 660 740 

SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 4LD Highway 0 59 770 3,240 1,600 

Buckingham Rd. SR. 31 4LD Arterial 0 59 1,585 2,100 2,195 

SR 31 Orange River Blvd. 6LD Arterial 0 94 2,393 3,171 3,310 

SR31 SR80 Bayshore Road (SR 78) 4LD Arterial 0 250 1,840 1,960 1,960 

Bayshore Rd (SR 78) SR 31 1-75 4LD Arterial 0 0 268 924 1,245 

! -Denotes the LOS Standard for each roadway segment 

Level of SeNice Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional SeNice Volume tables for Urbanized Areas (dated April 2016) 



TABLE 2A 
2040 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS WITHOUT PROJECT 

BUCKINGHAM 345 

APPROVED TOTAL PM PEAK HOUR PROJECT TRAFFIC, 649 VPH IN= 409 OUT= 240 

ROADWAY 
Buckingham Road 

Orange River Blvd. 

SR 80 (Palm Beach Blvd) 

SR31 

Bayshore Rd (SR 78) 

2040 BACKGROUND 21140 BACKGROUND PLUS APPROVED 
PEAK DIRECTION PROJECT PKDIR PROJ DENSITY PEAK DIRECTION 

ROADWAY SEGMENT TRAFFIC VOLUMES & LOS 1 TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS 2 

FROM TO VOLUME LOS DIST. TRAFFIC VOLUME LOS 
SR80 Site Access 1,446 .F 68% 278 1,724 F 
Site Access Orange River Blvd. 980 F 32% 131 1,111 F 
Orange River Blvd. Gunnery Road 1,140 F 24% 98 1,238 F 

Buckingham Rd. SR80 990 F 8% 33 1,023 F 

Old Olga Rd. Buckingham Rd. 940 D 27% 110 1,050 D 
Buckingham Rd. SR. 31 2,100 D 36% 147 2,247 F 
SR 31 Orange River Blvd. 2,970 D 19% 78 3,048 D 

SR80 Bayshore Road (SR 7 1,790 F 12% 49 1,839 F 

SR 31 1-75 880 D 5% 20 900 D 

1 2040 Background Peak Direction Volume taken from Portico CPA Traffic Study and includes the 1,789 Residential Dwelling Units approved by BOCC 

2 2040 Background Plus Approved Project Density includes the approved 690 Dwelling Units on the Buckingham 345 Parcel 

IMPROVEMENTS 

NEEDED 
Add 2LN 
Add 2LN 
Add 2LN 

Add 2LN 

Add 2LN 

Add 2LN 



TABLE3A 
2040 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS WITH PROJECT 

BUCKINGHAM 345 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 309 VPH IN= 195 OUT= 114 

2040 BACKGROUND 2040 BACKGROUND PLUS PROJ 
PEAK DIRECTION PROJECT PKDIR PEAK DIRECTION 

ROADWAY SEGMENT TRAFFIC VOLUMES & LOS 1 TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS 2 

ROADWAY FROM TO VOLUME LOS DIST. TRAFFIC VOLUME LOS 
Buckingham Road SR80 Site Access 1,724 F 68% 133 1,857 F 

Site Access Orange River Blvd. 1,111 F 32% 62 1,173 F 
Orange River Blvd. Gunnery Road 1,238 F 24% 47 1,285 F 

Orange River Blvd. Buckingham Rd. SR80 1,023 F 8% 16 1,039 F 

SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 1,050 D 27% 53 1,103 D 
Buckingham Rd. SR. 31 2,247 F 36% 70 2,317 F 
SR 31 Orange River Blvd. 3,048 D 19% 37 3,085 D 

SR31 SR80 Bayshore Road (SR 78) 1,839 F 12% 23 1,862 F 

Bayshore Rd (SR 78) SR31 1-75 900 D 5% 10 910 D 

1 2040 Background Traffic Includes Approved Portico proejct + 690 Dwelling units from Buckingham 345 Project 

2 2040 Background Traffic Plus Project includes the additional 345 Dwelling Units being requested as part of this Amendment 

CHANGES NEEDED 
IMPROVEMENTS DUE TO 

NEEDED ADDITIONAL UNITS? 
Add 2LN No 
Add 2LN No 
Add 2LN No 

Add 2LN No 

Add2LN No 

Add2LN No 



TABLES 4A & SA 

5-YEAR LOS ANALYSIS 



TABLE4A 
PEAK DIRECTION PROJECT TRAFFIC VS. 10% LOS C LINK VOLUMES 

BUCKINGHAM 345 

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 449 VPH IN= 112 OUT= 337 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 590 VPH IN= 372 OUT= 218 

PERCENT 

ROADWAY SEGMENT ROADWAY LOSA LOSB LOSC LOSD LOSE PROJECT PROJECT PROJI 

ROADWAY FROM TO CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOSC 

Buckingham Road SR80 Site Access 2LN 0 140 800 860 860 15% 56 7.0% 

Site Access Orange River Blvd. 2LN 0 140 800 860 860 20% 74 9.3% 

Orange River Blvd. Gunnery Road 2LN 0 140 800 860 860 20% 74 9.3% 

Orange River Blvd. Buckingham Rd. SR80 2LN 0 0 310 660 740 15% 56 18.0% 

SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 4LD 0 59 770 3,240 1,600 45% 167 21.7% 

Buckingham Rd. SR. 31 4LD 0 59 1,585 2,100 2,195 10% 37 2.3% 

SR31 Orange River Blvd. 6LD 0 94 2,393 3,171 3,310 10% 37 1.6% 

SR31 SR80 Bayshore Road (SR 78) 2LN 0 0 281 970 1,308 35% 130 46.3% 

Bayshore Rd (SR 78) SR31 1-75 2LN 0 0 268 924 1,245 15% 56 20.8% 

! -Denotes the LOS Standard for each roadway segment 

* The Level of Service thresholds were for Lee County roadways were obtained from the Lee County Generalized Service Volume Table. 

The Level of Service thresholds were for FOOT Roadways were taken from the FOOT Q/LOS Report based on data in the 2018 FOOT Level of Service Report for Lee County 



TABLE5A 
PROJECTED 2025 LEVEL OF SERVICE ANALYSIS 

BUCKINGHAM 345 

BUCKINGHAM 345 PROJECT TRIPS THROUGH 2025 

TOTAL PROJECT TRAFFIC AM= 449 VPH IN= 112 OUT= 337 

TOTAL PROJECT TRAFFIC PM = 590 VPH IN= 372 OUT= 218 

PORTICO PROJECT TRIPS THROUGH NEXT 5 YEARS 

TOTAL PROJECT TRAFFIC AM= 456 VPH IN= 114 OUT= 342 

TOTAL PROJECT TRAFFIC PM= 599 VPH IN= 377 OUT= 222 

2018 2025 BUCKINGHAM 

PKHR PERCENT PMPKHR BACKGROUND PK HR 345 

ROADWAY SEGMENT FOOT BASE YR 2018 YRS OF ANNUAL PK SEASON PROJECT PORTICO PEAK DIRECTION V/C PM PROJ 

ROADWAY FROM TO SITE# ADT ADT GRQWTH. 1 RATE K-FACTOR~ PEAKDIR.2 TRAFFIC TRlps• VOLUME kQ§ Ratio TRAFFIC 

Buct<ingham Road SR80 Site Access 126011 8,378 10,538 8 291% 0 095 0530 809 68% 256 1,018 F 1.18 253 

Site Access Orange River Blvd 126011 8,378 10,538 8 291% 0095 0530 809 32% 121 1,018 F 118 119 

Orange River Blvd Gunnery Road 124656 8,500 9,800 7 205% 0.095 0.550 453 24% 90 533 C 062 89 

Orange River Blvd Buckingham Rd SR 80 124202 6,300 8,400 6 491% 0 095 0.55 439 8% 30 614 D 093 30 

SR 80 (Palm Beach Blvd) Old Olga Rd Buckingham Rd 120012 21,000 26,000 7 310% 0090 0649 1,519 27% 102 1,881 D 058 100 

Buckingham Rd SR 31 120085 29,500 33,500 7 200% 0090 055 1,658 36% 136 1,905 D 091 134 

SR31 Orange River Blvd 126005 26,888 35,091 7 388% 0.090 0 55 1,737 19% 72 2,267 C 071 71 

SR31 SRBO Bayshore Road (SR 78) 120030 8,500 11,500 4.41% 0.090 0.55 569 12% 45 770 D 0 79 45 

Bayshore Rd (SR 78) SR31 1-75 121002 6,800 9,600 7 5.05% 0090 0.55 475 5% 19 671 D 0.73 19 

1 Annual Growth Rate was calculated utilizing historical MDT data obtained from FDOT Florida Traffic Online resource. A minimum growth rate of 2% was used if the historical traffic data indicated a low or negative growth 

2 2018 peak hour peak season peak direction traffic volumes calculated by multiplying MDT by Kand D Factors from FOOT Traffic Report 

3 Portico Trips applied to roadway links based on same trip distribution based on 635 Dwelling Units from CPA Traffic Analysis prepared for Portico project 

2025 

BCKGRND 

' + PM PROJ V/C 

1 VOLUME LOS Ratio 

1,527 F 178 

1,257 F 146 

713 C 083 

674 E 1 02 

2.083 D 064 

2,174 E 1 04 

2,409 D 076 

860 D 0 89 

708 D 0 77 
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Introduction 

PORTICO 
COMPREHENSIVE PLAN AMENDMENT 

TRAFFIC STUDY 

The Pottico development, hereafter referred to as the Project, is an approved, existing residential 
development located in Lee County on the east side of Buckingham Road, less than one mile 
south of SR 80, as shown in Exhibit l. 

The existing Future Land Use Categories of the property would permit the Portico development a 
maximum of 1,207 dwelling units without any modification of the Lee County Comprehensive 
Plan. 

The applicant is requesting a Comprehensive Plan Amendment (CPA) to the Future Land Use 
Map to locate the property within the Outlying Suburban FLU Category. This amendment would 
increase the maximum residential density of the property to 1,789 single-family residential units, 
an additional 582 dwelling units. The purpose of this reporl;, therefore, is to provide a traffic 
analysis in support of the proposed CPA application to increase the allowable single-family 
residential units for the Project. 

This traffic study has been prepared consistent with Lee County's Application for a CPA, and 
provides both a Long Range Analysis and a Short Range Five~ Year CIP Horizon analysis. 

The Long Range Horizon analysis provides a comparison of future rnad segment traffic 
conditions in year 2040 on the Lee County MPO's 2040 Highway Cost Feasible Plan road 
network, both with and without the proposed CPA. The Short Range Five-Year CIP Horizon 
analysis provides an assessment of future road segment traffic conditions in year 2023, both with 
and withoutthe proposed CPA. 

Exeeutive Summary 

The results of the CPA traffic analysis are summarized below. 

I. The Long Range 2040 traffic analysis identified the following changes to the MPO 2040 
Needs Plan are recommended to reflect traffic conditions "without" the proposed CPA. 

• Buckingham Road from Orange River Boulevard to Gunnery Road - Widen from 
2 lanes to 4 lanes. 

• Orange River Boulevard from Buckingham Road to SR 80 - Recognize as a 
"policy constrained" road. 

The addition of these improvements to the MPO 2040 Needs Plan will address the 

· i~Qlervice deficiency, without the proposed CPA. 
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2. The Year 2040 improvements needed to support the proposed CPA are the same 
improvements that have been identified to support future conditions "without" the CPA. 
No changes to the MPO 2040 Needs Plan are necessary since the proposed CPA does not 
cause additional needs beyond those already anticipated without the CPA. 

3. The Year 2023 sho1t range improvements needed to support the proposed CPA are the 
same improvements that have been identified to supp01t future conditions "without" the 
CPA. Therefore, no changes to the five-ear work program are necessary since the 
proposed CPA does not cause additional deficiencies beyond those already anticipated 
without the CPA. 

4. The proposed CPA is expected to fully mitigate its external traffic impacts through the 
payment of road impact fees. 

CPA Traffic Study 

The traffic study has been prepared in accordance with requirements including: i) The Lee Plan; 
ii) Lee County Application for a Comprehensive Plan Amendment; iii) Lee County MPO 2040 
Transportation Plan; and iv) Chapter [63.3180 Concurrency, F.S. Consistent with Lee County's 
Application for a Comprehensive Plan Amendment (Appendix A), this CPA traffic study 
provides a Long Range Horizon analysis and Short Range (5-year) Horizon analysis. 

The Long Range Horizon analysis provides a comparison of future road segment traffic 
conditions in Year 2040 on the Lee County MPO's 2040 Highway Cost Feasible Plan network 
both "without" and "with" the proposed CPA. 

The Shott Range (5-year) Horizon analysis evaluates future road segment traffic conditions in 
Year 2023 on the E+C road network "with" the proposed CPA. 

The outcome of the traffic study identifies the future needs of the Lee County MPO 
Transportation Plan. The MPO Plan is a long-term outlook for the purposes of identifying 
potential needs and funding sources to achieve that plan. When those needs are closer to reality, 
the MPO would then prioritize the needs along with the timing of the improvements to be 
included as part of the Cost Feasible Plan and Capital Improvement Plan. 

Study Area 

As required by Section lll, Part B of the Lee Countv Compt·ehensive Plan Amendment 
Application, traffic impacts of the proposed CPA on major roadways must be analyzed within a 
three-mile radius of the subject property, as shown in Exhibit 2. 
Based on the three-mile criterion, the study area is generally bounded by the following. 
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Studv Arca Boundarv-3-Milc Radius 

No1th - Bayshore Road and North River Road 

South - Gunnery Road 

East Werner Drive 

West - 1-75 

Existing Roadway Network 

As depicted in Exhibit 1, there are several major roadways in the vicinity of the Project including 
Orange River Boulevard, State Road 80, State Road 31, and Bayshore Road. Access to the 
Project is provided via Buckingham Road, a two-lane undivided road which extends from SR 80 
in the north to SR 82 to the south. 

The primary east-west roads serving the area are Orange River Boulevard and Cemetery Road, 
which are both two-lane undivided roads. 

Scheduled and Planned Road Improvements 

The Lee County MPO 2040 LRTP consists of two highway transportation plans: 1) the 2040 
Highway Needs Plan; and 2) the 2040 Highway Cost Feasible Plan. The two highway plans are 
the subject of this CPA traffic analysis and described below. 

2040 Highway Needs Plan 

The 2040 LRTP Highway Needs Plan (Appendix B) identifies improvements that are considered 
to be the future roadway "needs" to support the anticipated county-wide demands. The following 
2040 LRTP roadway improvement needs have been adopted by the MPO within the CPA study 
area. 

• Buckingham Road from State Road 80 to Orange River Boulevard- Widen to 4 lanes. 
• Orange River Boulevard from SR 80 to Buckingham Road - Widen to 4 lanes. 
• SR 31 from SR 80 to North River Road - Widen to 4 lanes. 

2040 Highway Cost Feasible Plan 

The 2040 LRTP Highwav Cost Feasible Plan (included as part of Appendix C) identifies the 
needed improvements listed above that are considered to be financially feasible for construction, 
based on anticipated priorities and future revenues. 
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The Cost Feasible projects include those improvements that are considered affordable, given 
revenue projections through year 2040. The Cost Feasible projects in the general vicinity of the 
Project include the following. 

• SR 31 from SR 80 to Notth River Road - Widen to 4 lanes. 

The CPA traffic analysis utilizes the adopted Cost Feasible Plan as the basis of analysis. The 
analysis of future year 2040 included only those roadway projects identified as Cost Feasible 
(i.e., funded improvements). Projects that were identified as needed but contingent upon 
additional funding (i.e., unfunded improvements) were not included in the Cost Feasible road 
network, 

Scheduled Roadway Improvements 

The scheduled road improvements in the County are shown on: l) Lee County's Summary of 
Major Road Projects Programmed by Lee County - FY I 7/18 lo FY 2 I /22; and 2) Florida 
DOT's Adooted Five Year Work Program - District 01 - Lee Countv. 2017 -2021. 

Aside from bicycle-related improvements on Orange River Boulevard, there were no scheduled 
improvements are identified within the CPA study area based on the above documents. 

CPA Development Parnmcters 

For the purposes of this study, 635 total dwelling units were assumed to be in place in the next 5 
years, coincident with year 2023. 

The requested CPA increases the allowable 1,207 residential units to a total of 1,789 units at 
buildout. 

Proposed Development Parameters 

Singk~Family Residential (d.u.l Without CPArtl With CPA< 1> Difference 

Existing 35 35 
At Year 2023 635 635 
At Year 2040 1,207 1,789 

Foot11otes: 
~ include single fumily attuchcd, cumlo unit~, two-m111ily duplex. units, townhouse units, or villa unils. Since u11il types 

were not dcllncd by this CPA, the high.est potenti~I residential trip generator has been used in the onalysis 
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Trip Generation 

The adopted Lee County MPO travel model was used to estimate the trip generation for Portico 
for the Long Range (year 2040) analysis, both with and without the proposed CPA. A single 
traffic analysis zone, T AZ #4014, was used to represent the Pottico project. 

The 1,789 proposed un its at bu ildout of Portico were used as in puts for this TAZ in the Lo ng 
Range Analysis with the CPA, and the density a llowed under the current Lee P lan prov isions 
(1,207 units) was used as an input for this TAZ for the Long Range Analys is without the CPA . 
The input parameters used in the travel modeling are provided in Appendix D. 

For the Short Range Five-Year Analysis, the proposed number of 635 units was used as an input 
for the modeling, which coincides with the absorption schedule of the currently-entitled 
residential dwelling units. Since the 15uildout schedule is anticipated to be the same both without 
and with the proposed CPA, no comparative analysis is necessary because the Short Range Five
Year Analys is is the same for both scenarios, reflecfrve of entitled units. 

Level of Service Standards 

Roadway level of service (LOS) standards generally vary depending upon whether the road is a 
State, County or County road and whether the road is in an urban or rural area. Furthermore, 
State roads on the FOOT Strategic Intermodal System (SIS) gen.erally have more stringent LOS 
standards than other roads. 

The Florida DOT LOS standards will apply to State-maintained facilities. For County roads, the 
LOS standards adopted in the Lee Plan will apply. Those standards, identified in the Lee Plan, 
are as follows . 

Level of Service Standards 

Roadway LOS Standard 

State Roads (Orban) D 
State Roads (Transitioning, Rural) C 
County Roads E 

Long Range (Year 2040) Comrmrative Travel Model Assignments 

The 2040 DI RPM (FSUTMS) travel model was used to run comparative travel model 
assignments both "without" and "with" the proposed CPA under the adopted Lee County MPO 
2040 Cost Feasible Plan. For these assignments, the foture year 2040 Cost Feasible road 
network and the MPO's 2040 socioeconomic data projections were used. 
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Year 2040 Traffic Conditions Without the CPA 

The residential units (1,207 residential units) included in TAZ #4014 of the Lee County MPO's 
year 2040 travel model were assumed to represent the future conditions without the proposed 
CPA. 

The residential population estimates were derived based on the seasonal vacancy and auto 
ownership rates that were established by the Lee County MPO for TAZ #4014, shown in 
Appendix D. Based on the travel model, the allowable units at the Project would generate 8,878 
peak season, weekday, average daily traffic (PSW ADT). 

For each road segment, link vo lumes taken from the travel mode l assignment "without" the 
proposed CPA were used in the segment analys is, Exhibit 3. The travel model volumes 
(PSW ADT) were converted to peak season, peak hour, peak direction traffic volumes using the 
MOCF, K, and D factors from the nearest count station. 

As shown in Exhibit 3, the following segments are projected to be deficient in year 2040 without 
the proposed CPA. 

Roadwav Needs - 2040 Without CPA 

MPO Consistent 
Needed Needs With 

# of # of Needs 
Roadwax: From To Lanes Lanes(I) Plan? 

Buckingham Road SR 80 Orange River Blvd. 4 4 Yes 

Buckingham Road Orange River Blvd. Gunnery Road 4 2 No 

Cemetery Road Buckingham Road Goebel Drive 4 2 No 

Orange River Road SR80 Staley Road 4 4 Yes 

Orange River Road Staley Road Buckingham Road 4 4 Yes 

Footnote: 
(I) As reflect~d in the Lee County 2040 LRTP Needs Plan 

Year 2040 Traffic Conditions With the CPA 

The proposed CPA build-out parameters (1,789 residential units) were conve1ied to 
socioeconomic data for TAZ #4014 that represents the Project in the travel model. 

The residential population estimates were derived based on the seasonal vacancy and auto 
ownership rates that were established by the Lee County MPO for TAZ #4014, shown in 
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Appendix D. Based on the travel model, the proposed CPA generates 12,860 peak season, 
weekday, average daily traffic (PSW ADT). 

For each road segment, the link volumes from the travel° model assignment "with" the proposed 
CPA were used in the segment analysis, Exhibit 4. The travel model volumes (PSWADT) were 
converted to peak season, peak hour, peak. direction traffic volumes using the MOCF, K, and D 
factors from the nearest count station . 

As shown in Exhibit 4, the following segments were projected to be deficient in year 2040 with 
the proposed CPA. 

Roadwav Needs - 2040 With CPA 

MPO Consistent 
Needed Needs With 

# of #of Needs 
Roadway From To Lanes Lanes< 1l Plan? 

Buckingham Road SR80 Orange River Blvd. 4 4 Yes 

Buckingham Road Orange River Blvd. Gunnery Road 4 2 No 

Cemetery Road Buckingham Road Goebel Drive 4 2 No 

Orange River Road SR80 Staley Road 4 4 Yes 

Orange River Road Staley Road Buckingham Road 4 4 Yes 

Footnote: 
(I) As reflected i11 the Lee County 2040 LRTP Needs Plan. 

Summary Comparison of Year 2040 Traffic Conditions 

A comparison of the roadway segment "needs" without and with the CPA, along with the MPO 
needs and financially feasible lanes, is summarized below. 

Roadway Needs Comparison 

MPO Needs Needs 
Cost MPO Without With Dilli!rence 

Roadway From I2 f.xistjng Feasible Needs Cl'/\ CPI\ With CPA 

Buckinghum Rd. SR 80 Orange River Blvd. 2 2 4 4 4 0 

Buckinglrnm Rd. Orung~ River Blvd. Gunnery Road 2 2 2 4 4 0 

Cemetery Rd . Buckingham Road Goebel Drive 2 2 2 4 4 0 

Ornngc River Blvd SR 80 Staley Rand 2 2 4 4 4 0 

Orange River Blvd Stulcy Roud Buckingham Rond 2 2 4 4 4 0 
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The complete FSUTMS-Cube travel model run for all CPA scenarios are available for download 
from Jq, ,1111 cl1du111111L·r,crn11·P11lilk 1751:; h·1nic0 ~-I'\. 

Based on the Long Range (year 2040) comparative travel model analysis, five road segments 
within a three mile radius of the Project are forecasted to need improvements in 2040 both 
without, and with, the proposed CPA. 

Although the MPO Needs plan identifies the needed improvements on both Orange River 
Boulevard and Cemetery Road, these identified needs are in conflict with Policy 17.2.1 of the 
Lee Plan, which prohibits widening of any road within the Buckingham community, except for 
Buckingham Road. The Policy states: 

"Futw·e multi-lane expansions within the Buckingham Community will be limited to the 
four-laning of Bucldngham Road (except for the portion of Buckingham Road that is 
encompassed by the Luckett Road Extension). All other existing roadways within the 
boundaries of the Buckingham Community will remain in their two-lane configuration. " 

Clearly, this prohibition on widening within the Buckingham Community would include Orange 
River Boulevard and Cemetery Road within the Buckingham Planning District. As a result, 
these roads should be recognized as "constrained by policy," since no widening is possible under 
the adopted Lee Plan policy. This creates an inconsistency with the MPO Needs plan, such that 
the needed improvements (without or with) the CPA cannot be accommodated. 

Lee Plan Objective 37,2, and accompanying Lee Plan Table 2(a), offers further direction on 
"Constrained Roads." Investigation of the policy and table finds that Orange River Boulevard 
and Cemetery Road are not listed as constrained roadways despite the direction of Policy 17.2.1. 

Year 2040 Recommendations 

Revisions to the MPO Needs Plan and Lee Plan Table 2(a) are recommended to address the 
deficient road segments identified below, which occur without the proposed CPA. 

• Buckingham Road from Orange River Boulevard to Gunnery Road - Widen from 2 lanes 
to 4 lanes. 

• Orange River Boulevard from Buckingham Road to SR 80 - Widen from 2 lanes to 4 
lanes. 

• Cemetery Road from Buckingham Road to Goebel Drive - Widen from 2 lanes to 4 
lanes. 

It is recommended that the widening of Buckingham Road from Orange River Boulevard to Gunnery 
Road, which occurs without the proposed CPA, be added to the MPO Needs Plan, 

It is also recommended that the MPO Needs Plan be revised to eliminate the need for widening the 
constrained road segment(s) within the Buckingham community, which includes Orange River 
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Boulevard. Since the roadway is constrained by Lee Plan Policy 17.2.1, a revision of the minimum LOS 
standard for this roadway is recommended. 

It is further recommended that both Orange River Boulevard and Cemetery Road be added to Lee Plan 
Table 2(a), and recognized as constrained facilities. 

Short Range Five-Year Analvsis (Year 2023) 

The 2023 01RPM (FSUTMS) travel model was used to develop the travel model assignment for 
the Short Range Five-Year analysis, which used the Existing Plus Committed (E+C) road 
network. Year 2023 socioeconomic data was interpolated from the MPO's 2010 and 2040 
socioeconomic data projections for all T AZs except #4014, which was updated to reflect the 
anticipation of 635 units to be in place, coincident with year 2023. 

The Portico development is not anticipated to reach buildout within the five-year analysis 
window, and the absorption schedule is anticipated to be the same both without and with the 
proposed CPA. Therefore, no comparative analysis was necessary because the Short Range 
Five-Year Analysis is the same for both without Project and with Project scenarios. 

Year 2023 Traffic Conditions Without and With CPA 

The proposed CPA parameters for year 2023 (635 residential units) were converted to 
socioeconomic data for TAZ #4014 that represents the Project in the travel model, Appendix E. 
Based on the travel model, the proposed CPA generated approximately 4,175 external peak 
season, weekday, average daily trips (PSW ADT). 

Project trip generation for the Short Range Five-Year analysis was estimated using the trip 
generalion equations provided by the Institute of Transportation Engineers (ITE) Trip 
Generation, 10th Edition, and reflects the 635 single family units that are expected to be in-place 
and generating traffic by 2023. The trip generation equations, and directional distribution 
percentages used for this study, are provided in Appendix F. 

The 2023 forecasted traffic volumes were compared to Lee County Generalized Peak Hour 
Directional Service Volumes (April 2016) to estimate the existing level of service on road 
segments within the study area, based on the committed number of lanes shown in the Lee 
County Summary of Major Road Projecls Programmed for FY 17/18 to FY 21/22, and Florida 
DOT's Adopted Five Year Work Program for District 1, Lee County, 2017-2021. 

Based on the forecasted traffic volumes, all but three road segments within the three mile radius 
study area are expected to operate at, or above, the minimum level of service in 2023 without or 
with the proposed CPA. As shown in Exhibit 5, the following segments are projected to be 
deficient in year 2023 with the proposed CPA. 
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Roadway Ncc<ls - Year 2023 
Adopted 

Needed E+C 
#of # of 

Roadway From To Lanes Lanes<ll Difference 

SR31 SR80 Bayshore Road/ SR 78 4 2 2 

Orange River Road SR80 Staley Road 4 2 2 

Orange River Road Staley Road Buckingham Road 4 2 2 

Footnote: 
(I) Committed number of lanes as shown in the Lee County Summary of Major Road Proiects Programmed - FY 
17/18 to FY 21/22 and 2) Florida DOT's Adopted Five Ycnr Work Program - District 01 - Lee County, 2017 -
2021. 

Year 2023 Recommendations 

Since the five-year absorption schedule of the currently-approved Portico development is not 
expected to vary without, or with, the Portico CPA, no revisions to County's Five-Year CIP or 
FDOT's adopted District 1 Five-Year Work Program are warranted as a result of the proposed 
CPA. 

However, the addition of SR 31 widening from SR 80 to Bayshore Road/SR 78 is recommended 
for inclusion in the Five-Year Work Program to address the forecasted need for improvements. lt 
is noted that although this road segment is planned fot· future widening, it was not included in the 
Five-Year Work Program at the time this report was prepared. 

Additionally, as recommended in a previous section of this report, the minimum level of service 
standard for Orange River Boulevard be modified to become consistent with the direction of Lee 
Plan Policy 17 .2.1. It is further recommended that this roadway be added to Lee Plan Table 2(a), 
and recognized as a "constrained facility." 

Traffic Mitigation 

The payment of road impact fees represents the full mitigation requirements to accommodate the 
proposed CPA. The CPA will also generate ad valorem taxes, gas taxes, and other revenues that 
will be used to further assist with the funding of the Long Range Transportation Plan 
improvements. 
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Conclusions 

The results of the Portico CPA transportation assessment are as follows. 

I. The Long Range 2040 traffic analysis identified the following changes to the MPO 2040 
Needs Plan are recommended to reflect traffic conditions "without" the proposed CPA. 

• Buckingham Road from Orange River Boulevard to Gunnery Road - Widen from 
2 lanes to 4 lanes. 

• Orange River Boulevard from Buckingham Road to SR 80 - Recognize as a 
"policy constrained" road. 

The addition of these improvements to the MPO 2040 Needs Plan will address the 
anticipated level of service deficiency, without the proposed CPA. 

2. The Year 2040 improvements needed to support the proposed CPA are the same 
improvements that have been identified to support future conditions "without" the CPA. 
No changes to the MPO 2040 Needs Plan are necessary since the proposed CPA does not 
cause additional needs beyond those already anticipated without the CPA. 

3. TheYear 2023 short range improvements needed to support the proposed CPA are the 
same improvements that have been identified to suppoti future conditions "without" the 
CPA. Therefore, no changes to the five-ear work program are necessary since the 
proposed CPA does not cause additional deficiencies beyond those already anticipated 
without the CPA. 

4. The proposed CPA is expected to fully mitigate its external traffic impacts through the 
payment of road impact fees. 
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Project Information 

Project Name: Portico CPA; 5-Year Analysis 

No: 17545 

Date: 2/2/2018 

City: 

State/Province: 

Zip/Postal Code: 

Country: 

Client Name: Lennar 

Analyst's Name: JP 
Edition: ITE-TGM 10th Edition 

Land Use Size PM Peak hour AM Peak Hour Weekday 
Entry Exit Entry Exit Entry Exit 

210 - Single-Family Detached Housing 
(General Urban/Suburban) 635 Dwelling Units 377 222 114 342 2848 2847 

Reduction 0 0 0 0 0 0 
Internal 0 0 0 0 0 0 

Pass-by 0 0 0 0 0 0 
Non-pass-by 377 222 114 342 2848 2847 

Total 377 222 114 342 2848 2847 

Total Reduction 0 0 0 0 0 0 

Total Internal 0 b 0 0 0 0 
Total Pass-by 0 0 0 0 0 0 
Total Non-pass-by 377 222 114 342 2848 2847 
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LEE COUNTY GENERALIZED 

SERVICE VOLUME TABLE 



Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
April 2016 c:\input5 

Uninterrupted Flow Highway 
Level of Service 

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

Arterials 
Class I (40 mph or higher posted speed limit) 

Level of Service 
Lane Divided A B C D 

1 Undivided * 140 800 860 
2 Divided * 250 1,840 1,960 
3 Divided * 400 2,840 2,940 
4 Divided * 540 3,830 3,940 

Class II (35 mph or slower posted speed limit) 
Level of Service 

Lane Divided A B C D 
1 Undivided * * 330 710 
2 Divided * * 710 1,590 
3 Divided * * 1,150 2,450 
4 Divided * * 1,580 3,310 

Controlled Access Facilities 
Level of Service 

Lane Divided A B C D 
1 Undivided * 160 880 940 
2 Divided * 270 1,970 2,100 
3 Divided * 430 3;050 3,180 

Collectors 
Level of Service 

Lane Divided A B C D 
1 Undivided * * 310 660 
1 Divided .. * 330 700 
2 Undivided * * 730 1,440 
2 Divided * * 770 1,510 

E 
1,640 
3,590 
5,380 

E 
860 

1,960 
2,940 
3,940 

E 
780 

1,660 
2,500 
3,340 

E 
940 

2,100 
3,180 

E 
740 
780 

1,520 
1,600 

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



FDOT Q/LOS GENERALIZED LOS 

TABLE 7 



TABLE 7 
Generalized Peak Hour Directional Volumes for Florida's 

Urbanized Areas1 

STATE SIGNALIZED ARTERIALS 

Principal (I signal per half mile) 
Lanes Median B C D E 

I Undivided * 200 690 930 
2 Divided 50 1,350 1,790 1,870 
3 Divided 80 2,040 2.690 2,820 

Minor ( I signal per quaiter mile) 
Lanes Median B C D E 

I Undivided * • 210 710 
2 Divided * 470 1,390 1,840 
3 Divided * 880 2,190 2,780 

Non-State Signalized Roadway Adjustments 
(Alter corresponding state volumes 

by the indicated percent.) 
Non-State Signalized Roadways • I 0% 

Median & Turn Lane Adjustments 
Exclusive Exclusive Adjustment 

Lanes 
I 

Median 
Divided 
Undivided 
Undivided 
Undivided 

Left Lanes Right Lanes Factors 
Yes No +5% 

1 
Multi 
Multi 

No No -20% 
Yes No -5% 
No No -25% 

Yes + 5% 

One-Way Facility Adjustment 
Multiply the corresponding directional 

volumes in this table by 1.2 

BICYCLE MODE2 

(Multiply motorized vehicle volum~s shown below by number of 
directional roadway lanes to determine two-way maximum service 

volumes.) 

Paved Shoulder/Bicycle 
Lane Coverage B C D E 

0-49% • 150 390 1,000 
50-84% ll0 340 1,000 >1,000 

85-100% 470 1.000 >l,000 ** 
PEDESTRIAN MODE2 

(Multiply motorized vehicle volumes shown below by number of 
directional roadwa)' lanes to determine two-way maximum service 

volumes) 

Sidewalk Coverage 
0-49% 
50-84% 

85-100% 

B 
* 
* 

200 

C 
* 

80 
540 

D 
140 
440 
880 

BUS MODE (Scheduled Fixed Route)3 

(Buses in peak hour in peak direction) 

Sidewalk Coverage 
0-84% 

85-100% 

B 
>5 
>4 

C 
;?:4 
;?:3 

D 
;?:3 
;?:2 

E 
480 
800 

>1,000 

E 
;?:2 
~ I 

FREEWAYS 
Lwies B C D E 

2 2,510 3,410 4,230 4,330 
3 3,660 5,030 6,240 6,500 
4 4,820 6.670 8.310 8.670 
5 6,580 9,240 10,840 ** 
6 8,150 10,990 13,000 ** 

Freeway Adjustments 
Auxiliary Ramp 

Lane Metering 
+ 1,000 +5% 

UNINTERRUPTED FLOW HIGHWAYS 
Lanes Median B C D E 

I Undivided 610 930 1,260 1,690 
2 Divided 1,840 2,660 3,350 3,760 
3 Divided 2,770 3,990 5,020 5,640 

Uninterrupted Flow Highway Adjustments 
Lanes Median Exclusive left lanes Adjustment factors 

I Divided Yes +5% 
Multi Undivided Yes -5% 
Multi Undivided No -25% 

1Values shown are presented as peak hour directional volumes for levels ofsovicc 
and are for the automobile/truck mod•• unless specifically stated. This table does not 
constitute a standard and should be used only for genoral planning applications. The 
computer models from whicli this table is derived should be used for more specific 
planning applications. TI,e table and deriving computer models should not be used fur 
corridor or intersection design, when, more refined techniques exist Calculations arc 
based on planning applications oflhc Highway Capacity Manual and the Transit 
Capacity and Quality of Service Manual. 

• Level nfsonrico fur the bicycle and pcdcstri1111 modes in this table is based on 
n11111bcr of motorized vehicles, not number of bicyclists or pedestrians using the 
facility, 

~ Buses per hour shown an: only forlhc peak hour in lhe single direction of the hisJ,cr lraffic 
flow. 

• Cannot be achieved using table input value defaults. 

•• Not applicable for that level of service letter grade. For the automobile mode, 
volwncs greater than level of service D become F because intersection capacities ha,•c 
been reached. For die bicycle mode, the level ofservic., letter grade (including F) is 
not achievablo b"8use then: is no maximwn vehicle volwnc du-esbold using table 
input value defaults. 

Source: 
Florida Department ofTnnsportation 
Systems Planning Office 
W\\"\\ dut..ilUk." i1.W1.JQl;u1nim,ti.wii.1~m!111t.tu-lc.1i;.Jcr.'111h :,,him 

2018 FDOT QUALITY /LEVEL OF SERVICE HANDBOOK TABLES 



TRAFFIC DATA 

FDOT FLORIDA TRAFFIC ONLINE 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 6011 - BUCKINGHAM RD, 0.5 MI s OF SR 80/PALM BEACH BLVD, PTMS 2011, LCPR 11 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

10538 C 0 0 9.00 53.30 12.3G 
9800 F 0 0 9.00 55.40 12.20 
9856 C N 4913 s 4943 9.00 63.90 11. 20 
9348 C N 4665 s 4683 9.00 51. 70 11. 50 
9120 C N 4581 s 4539 9.00 51. 70 11. 80 
8793 C N 4369 s 4424 9.00 51.70 12.20 
8700 C N 4290 s 4410 9.00 52.30 11. 50 
8444 C N 4178 s 4266 9.00 52.80 11. 70 
8378 C N 4156 s 4222 10.47 55.10 13.30 
8500 C N 0 s 0 9.27 57.21 14.80 
8212 C N 4103 s 4109 9.21 58.32 9.00 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 4656 - BUCKINGHAM I ORANGE ROAD, NORTH OF ASTORIA AVENUE 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

9800 C N 4800 s 5000 9.50 55.20 13.90 
9400 T N 4700 s 4700 9.50 54.90 11.10 
9000 s N 4500 s 4500 9.50 54.80 8.30 
8400 F N 4200 s 4200 9.50 55.50 8.30 
8000 C N 4000 s 4000 9.50 55.20 8.30 
8400 s 0 0 9.50 55.00 14.20 
8400 F 0 0 9.50 55.30 10.80 
8500 C N 0 s 0 9.50 55.20 12.40 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 4202 - ORANGE RIVER BLVD, W OF BUCKINGHAM RD 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

8400 C E 4200 w 4200 9.50 55.20 8.00 
7500 s E 3700 w 3800 9.50 54.90 7.40 
7100 F E 3500 w 3600 9.50 54.80 7.00 
6700 C E 3300 w 3400 9.50 55.50 5.90 
6400 s 9.50 55.20 15.60 
6300 F 0 0 9.50 55.00 5.10 
6300 C E 0 w 0 9.50 55.30 5.60 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 6005 - SR 80/PALM BEACH BLVD, 0.25 MI W OF SR 31. PTMS 104, LCPR 05 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

35091 C 0 0 9.00 64.90 12.60 
34000 F 0 0 9.00 64.90 11.10 
32970 C E 16326 w 16644 9.00 64.90 10.40 
30167 C E 14945 w 15222 9.00 63.20 11. 00 
27785 C E 13885 w 13900 9.00 62.60 5.90 
26228 C E 12981 w 13247 9.00 61. 80 9.50 
25563 C E 12791 w 12772 9.00 61.60 10.80 
26888 C E 13397 w 13491 9.00 61. 60 12.40 
26743 C E 13334 w 13409 9.89 61. 01 8.90 
25939 C E 12914 w 13025 9.90 62.73 9.60 
26004 C E 12909 w 13095 10.24 63.18 9.20 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0085 - SR 80/PALM BEACH BLVD, EAST OF SR 31 LC360 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 
2007 
2006 
2005 
2004 
2003 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

33500 C E 16500 w 17000 9.00 55.20 9.30 
33500 C E 16500 w 17000 9.00 54.40 8.50 
35000 C E 17500 w 17500 9.00 57.70 8.20 
32000 C E 16000 w 16000 9.00 57.50 9.00 
29500 s E 15000 w 14500 9.00 56.80 9.20 
28500 F E 14500 w 14000 9.00 56.50 9.20 
28500 C E 14500 w 14000 9.00 54.20 9.20 
29500 F E 14500 w 15000 9.00 56.20 9.40 
29500 C E 14500 w 15000 9.91 56.34 9.40 
29500 C E 14500 w 15000 9.98 55.90 9.50 
30000 C E 15000 w 15000 10.16 57.01 8.10 
34000 C E 17000 w 17000 10.16 54.76 8.50 
36000 C E 18000 w 18000 10.23 54.38 11. 00 
31500 C E 15500 w 16000 10.30 54.10 12.10 
29500 C E 14500 w 15000 9.90 54.30 12.10 
28000 C E 14000 w 14000 9.80 55.60 7.80 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL MDT REPORT 

COUNTY: 12 - LEE 

SITE: 0012 - SR 80, EAST OF OLD OLGA ROAD/BUCKINGHAM ROAD LC362 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 
2007 
2006 
2005 
2004 
2003 

MDT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

26000 C E 13000 w 13000 9.00 55.20 12.40 
24000 C E 12000 w 12000 9.00 54.40 11. 80 
23500 C E 11500 w 12000 9.00 57.70 10.30 
21000 C E 10500 w 10500 9.00 57.50 10.20 
18200 s E 9100 w 9100 9.00 56.80 12.00 
17800 F E 8900 w 8900 9.00 56.50 12.00 
17800 C E 8900 w 8900 9.00 54.20 12.00 
21000 F E 10500 w 10500 9.00 56.20 12.50 
21000 C E 10500 w 10500 9. 91 56.34 12.50 
21000 C E 10500 w 10500 9.98 55.90 13.70 
21000 C E 10500 w 10500 10.16 57.01 11.20 
23000 C E 11500 w 11500 10.16 54.76 15.60 
21000 C E 10500 w 10500 10.23 54.38 14.00 
21500 C E 10500 w 11000 10.30 54.10 14.00 
19200 C E 9500 w 9700 9.90 54.30 14.00 
17100 C E 8400 w 8700 9.80 55.60 13.20 

MDT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0030 - SR 31, NORTH OF SR 80/PALM BEACH BOULEVARD LC391 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 
2007 
2006 
2005 
2004 
2003 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

11500 C N 5600 s 5900 9.00 55.20 18.60 
11200 C N 5500 s 5700 9.00 54.40 19.00 
11100 F N 5500 s 5600 9.00 57.70 12.50 
10100 C N 5000 s 5100 9.00 57.50 12.50 

8700 F N 4300 s 4400 9.00 56.80 14.90 
8500 C N 4200 s 4300 9.00 56.50 14.90 
8700 C N 4400 s 4300 9.00 54.20 13.80 
8500 F N 4200 s 4300 9.00 56.20 13.70 
8500 C N 4200 s 4300 9.91 56.34 13.70 
7800 C N 3800 s 4000 9.98 55.90 13. 40 
8500 C N 4200 s 4300 10.16 57.01 12.80 
8700 C N 4300 s 4400 10.16 54.76 10.80 

12500 C N 6100 s 6400 10.23 54.38 33.20 
10500 C N 5200 s 5300 10.30 54.10 23.30 

9800 C N 4800 s 5000 9.90 54.30 23.30 
9400 C N 4700 s 4700 9.80 55.60 20.00 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 1002 - SR 78/BAYSHORE ROAD, SOUTHWEST OF SR 31 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 
2007 
2006 
2005 
2004 
2003 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

9600 C E 5000 w 4600 9.00 55.20 21. 60 
9200 C E 4600 w 4600 9.00 54.40 13.00 
8600 F E 4300 w 4300 9.00 57.70 13.00 
7800 C E 3900 w 3900 9.00 57.50 13. 00 
7300 F E 3700 w 3600 9.00 56.80 14.00 
7100 C E 3600 w 3500 9.00 56.50 14.00 
7500 C E 3800 w 3700 9.00 54.20 16.40 
6800 F E 3500 w 3300 9.00 56.20 14.90 
6800 C E 3500 w 3300 9.91 56.34 14.90 
6900 C E 3500 w 3400 9.98 55.90 17.00 
7500 C E 3800 w 3700 10.16 57.01 19.30 
8400 C E 4300 w 4100 10.16 54.76 23.30 
8400 C E 4300 w 4100 10.23 54.38 21. 60 
8600 C E 4400 w 4200 10.30 54.10 25.10 
7700 C E 4000 w 3700 9.90 54.30 25.10 
7200 C E 3700 w 3500 9.80 55.60 19. 40 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



2019 LEE COUNTY PUBLIC 

FACILITIES LEVEL OF SERVICE 

AND CONCURRENCY REPORT 



Table 18: Existing and Future Roadway LOS on County-Maintained Arterials in Unincorporated Areas 

100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2018 2023 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES 

ALABAMA SR 82 MILWAUKEE BLVD 2LN E 990 C 459 C 482 
RD 

MILWAUKEE BLVD HOMESTEAD RD 2LN E 990 C 459 D 482 
ALEXAND-
ER BELL SR82 MILWAUKEE BLVD 2LN E 990 D 486 D 511 

BLVD 
MILWAUKEE BLVD LEELAND HEIGHTS 2LN E 990 D 486 D 579 Shadow Lakes 

US41 DUSTY RD 4LD E 1,980 B 1,043 B 1.096 

Alico Business 
DUSTY RD LEE RD 6LD E 2,960 B 1,043 B 1,484 Park 

Three Oaks 
LEE RD THREE OAKS PKWY 6LD E 2.960 B 1.043 B 1,209 Reaional Center 

THREE OAKS PKWY 1-75 6LD E 2,960 B 2,345 B 2,465 vie= 0. 7910.83 

BEN HILL GRIFFIN 
ALICO RD 1-75 BLVD 6LD E 2,960 B 1,243 B 1,390 

BEN HILL GRIFFIN 2LN/ 1,1001 4 Ln constr 2018, 
BLVD AIRPORT HAUL RD 4LD E 1,840 C 366 C 770 2017 count 

AIRPORT HAUL RD GREEN MEADOW DR 2LN E 1,100 C 366 C 384 2017 count 

GREEN MEADOW 
DR CORKSCREW RD 2LN E 1,100 B 131 B 224 EEPCO studv 

ESTEROPKWY FGCU ENTRANCE 4LD E 2,000 B 1,224 B 1,287 

BEN HILL 
FGCU ENTRANCE COLLEGE CLUB DR 4LD E 2.000 B 1,224 B 1,330 GRIFFIN 

PKWY 
COLLEGE CLUB DR ALICO RD 6LD E 3,000 B 1.101 B 1,193 2017 count 

TERMINAL ACCESS 
ALICO RD RD 4LD E 1,980 A 1 033 A 1,086 2017 coynt 

SR 82 GUNNERY RD 2LN E 990 D 468 D 492 

ORANGE RIVER 

BUCKING- GUNNERY RD BLVD 2LN E 990 D 488 D 508 

HAM RD vie = 0.5311 .21 
ORANGE RIVER Buckingham 345 
BLVD SR80 2LN E 990 D 529 & Portico 

vie= 0.7710.81, 
McGREGOR BLVD WINKLER RD 6LD E 2.980 D 2.292 D 2.409 2016 count 

COLLEGE WINKLER RD WHISKEY CREEK DR 6LD E 2,980 D 2,031 D 2,135 
PKWY 

WHISKEY CREEK 
DR SUMMERLIN RD 6LD E 2,980 D 2,031 D 2,135 

SUMMERLIN RD US41 6LD E 2,980 D 1,772 D 1,862 
4L CST FY 22/23, 

Corkscrew 
2LNI 1,140/ Shores, 2017 

BELLA TERRA BLVD ALICO RD 4LD E 1,960 B 235 C 628 count 

CORK- The Place, 2017 

SCREW RD ALICO RD 6 L's FARMS RD 2LN E 1,140 B 246 C 552 count 

6 L's FARMS RD COUNTY LINE 2LN E 1,140 B 182 C 509 2017 count 

- Page37 
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Big Carlos Bridge Replacement 

Big Hlekory Pass Bridge Replacement 

Cape Coral Bridge Replacement 

New Pass Br1dge Replacement 

Little Carlos Pass Blidge Replacement 

Little Pine Island Btidge Replacement 

Orange River Bridge Replacement 

Alva Drawbr1dge Bridge Replacement 

Alva Drawbridge Bridge Replacement 

Hart>or Drive Btidge Replacement 

Stringfellow Brdige Replacement 

Hanc:ock Creek Bridge Replacement 

Buci<ingham Road over Orange River ... ' - .... . -
Constitullon Circle Bridge Replacement 

North River Road Blidge Replacement 

North River Road Bridge Replecemenl 

North River Road Bridge Replacement 

North River Road Bridge Replacement 

Pine Island Road over Porpoise 

Pine Island Road over Pine Island Creek 

Crystal Drive Reconstruction .. 
Estero Phase 5 

Estero Phase 6 

Allco Road . 
Alico Road 

Alico Road 

A1ico Connector 

Corllscrew Road 

Corllscrew Road 

Table 6-1: Cost Feasible Projects : Road Projects -
Lee County 

NI N Bridg 

Ni N -l Bridge CST - ---
NI N Bridge CST 

Ni N Blidge CST . 
NI N Bridge CST 

Ni N Br1dge PE/CST 

NI N Bridge PE/CST 

1 • 
NI N -+- Blidge PE .. 
Ni N Bridge CST 

NI N 1 Blidge PE/CST 

NI N Blidge PE/CST 

Ni L N J-_ Bridge PE/CST 

N/ N Bridge PE/CST 

NI N I Bridge PE/CST 

NI N Bridge PE/CST 
-T l NI N Bridge PE/CST 

Ni N Bridge PE/CST 

NI N l Brtdge PE/CST 

Ni N Bridge PE/CST 

NI N -l Bridge PE/CST 

NI N Reconstruct 2L CST 

NI N Reconstruct 2L CST 

Ni N Reconstruct 2L CST 

Airport Haul Road Allco Connector Wden 2Lto4L PE 
---

Airport Haul Road Alico Conneclor Widen 2L lo 4L ROW 

Airport Haul Road Alica Conn£~101 Wlde2L lo 4L CST 

Alica s New4L P/R/CST 

Ben Hill Griffin Preserve Vlllden 2L lo 4L PE 

Ben Hill Griffin Preserve Widen 2L to 4L CST 

$0 $12,7 $0 

so $123 , 

SB,970 s so 
$4,150 s so 

$0 s $6,07 

S2,520 s so 
$2,440 $ $0 

so $36,0 so 
$1 ,260 s so 

so s so 
$0 s so 
so S5 ,56 

so .s $1,64 -
so s $1,40 

so $ $1,40 

$0 S1,40 

$0 $ $1,40 

so s S5,56 
-

$0 $ $5,56 

S7,330 s so 
$9,600 $ $0 

$9,800 so 
so $ $5,07 

so s $20,600 

$0 $ $41,330 

so $ $119,00 

$1,220 $ $0 

$29,260 s so 

Project Phases - PD&E: Project Development and Environment: PE: Project Engineering and Design: ROW: Right-of-way Acquisition; CST: Project Construction 

(in S1 ,000) 

$1 0,530 

$123,750 $65.400 

$6,970 $680 

$11,140 $6,780 

S6,070 $3,000 

S2,520 $2,000 

$2,440 $2,000 

$36,000 $24,000 

$1 ,260 $1,000 

S1,440 $1 ,000 

$4,440 $3,000 

ss,sso 1 $3,000 

$1,640 $1 ,000 

S1,400 $750 

$1,400 $750 

$1,400 $750 

$1,400 $750 

S5,560 $3,000 

$5,560 $3,000 

$7,330 $5,600 

$9,800 $7,750 

$9,800 $7,750 

$5,070 $3,250 

$20,600 $6 ,780 

$41,330 $21 ,640 

$119,000 $51,700 

$1,220 $1,000 

$29 ,260 $23,040 

THE 2040 COST FEASIBLE 



I: • • •, • . l_, • ' IJ • • -- - -

PLAN 

Corkscrew Road 

Corkscrew Road 

Corkscrew Road 

Burnt Store Road 

Homestead Road 

Homestead Road 

Homestead Road 

Homestead Road 

Homestead Road 

l11t1e1on Road 

L1llleton Road 

L1ttfe1on Road 

Litueton Road 

Littleton Road 

Littleton Road 

Daniels Parkway 

Daniels Parkway 

Ortiz Avenue 

Ortiz Avenue 

Luckett Road 

Luckett Road 

Luckett Road 

Luckett Road 

Luckett Road 

Luckett Road 

Luckett Road 

Luckelt Road 

Luckett Road 

Luckett Road 

Project Phases - PD&E: 

56 I LEE COUNTY MPO 2040 

! 

Table 6-1: Cost Feasible Projects: Road Projects - Lee 
County (cont) 

Preserve Entrance Alice Widen 2L to 4L PE 

Preserve Entrance AIJCO Widen 2L to 4L ROW 

Preserve Entrance A11cu Widen 2L to 4L CST 

Van Buren Parl<way Charlotte Co/Line Widen 2L to 4L CST 

Milwaukee Boulevard Sunrise Boulevard Widen 2L to 4L PE 

MIiwaukee Boule\/Srd Sunrise Boulevard Widen 2L to 4L CST 

Milwaukee Boulevard SR82 Widen 2L lo 4L PE 

MIiwaukee Boulevard SRB2 Widen 2L to 4L ROW 

Milwaukee Boulevard SR82 Widen 2L to 4L CST 

Corbett Road US41 Widen 2L lo 4L PE 

Corbett Road US41 Widen 2L to 4L ROW 

Corbett Road _L US41 Widen 2L to 4L CST --· Business 41 US41 Widen 2L to 4L PE 

Business 41 I US41 Widen 2L to 4L ROW 

Business 41 US41 Widen 2L to 4L CST 
-..... 

Gateway Boule\/Srd SR82 Widen 4L lo SL PE 

Gateway Boulevard SR 82 Widen 4L to SL CST 

_!?r ~ artln_Lulher King J_r __ Luckett Widen 2L to 4L CST 

Colonial Boulevard Dr Martin Luther King Jr Widen 2L to 4L CST 

Ortiz Avenue 1-75 V'llden 2L lo 4L CST ----
East of 1-75 Buckingham Road New PE 

East of 1-75 _L Buckingham Road New ROW 

East of 1-75 Buckingham Road New CST 

Buckingham Road Gunnery Road Widen 2L to 4L PE 

Buckingham Road Gunnery Road l Widen 2L to 4 L ROW 

Buckingham Road Gunnery Road Widen 2L lo 4L CST 

Gunnery Road Sunshine Boulevard New PE 

Gunnery Road L Sunshine Boulevard New ROW 

Gunnery Road Sunshine Boulevard New CST 

$3,660 $0 $ 

$6,690 $0 $ 

$0 $30,050 

$0 $0 S53.000 

$0 $3,110 s 

$0 $0 $56,010 

$0 $0 $5,390 

$0 $0 $21 ,930 

$0 $0 $44,01U 

$2,200 $0 $ 

$9,080 $0 s 

$0 $18,030 $ 

so so $2 ,350 

$0 I $0 $9,540 

$0 so $19,1 30 

~ 
$0 $0 $7,240 

$0 $0 $59,020 

$11,840 $0 s 
$16,850 f so s 
$8,460 $0 s 

$0 $0 se.n ol 
$0 _l so $70,740 

$0 $0 $79,360 

$0 so S4.930 

$0 $0 S20,020 

$0 $0 $40 ,180 

$0 $0 S6 ,600 

$0 $0 S48.000 

$0 $0 S53.850 

Project Development and Environment; PE: Project Engineering and Design; ROW: Right-of-way Acquisition; CST: Project Construction 

(ill $1,QQQ) 

$3,660 $3,010 

$6,690 $4,650 

$30,050 $20,030 

$53 ,000 $78,370 

S3,110 $2,250 

$56,01 0 $15,030 

$5,390 $3,460 

$21,930 $9,350 

$44,010 $23,040 

$2,200 $1,800 

$9,080 $6,860 

$18,030 $12.020 

$2,350 $1,500 

S9,540 $4,070 

$19,130 $10,020 

$7,240 $4,640 

S59.020 $30,900 

s1 ,:940 $9,330 

S16.850 $13,270 

58.460 $6,610 

$9,730 $6,230 

$70,740 $30,160 

$79,360 $41,550 

$4,930 $3,1SO 

$20,020 $8.540 

$40,180 $21,040 

$6,600 T $4,230 

$48,000 $20,470 

$53,850 $28,200 
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Table 6-1: Cost Feasible Projects: Road Projects - Lee (in $1 ,000) 

,,, 
Three Oaks Extension Oriole Road Extension I Daniels Parl<way New cs $47,310 $0 $0 $47,310 $37,250 

Veterans Par1cway at Santa Barbara Boulewrd Intersection p $0 $5,480 $0 $5,48 $3,970 

Veterans Parkway at Santa Barbara Boulevard Intersection cs $0 $39,730 $0 $39,730 $26,480 

Bonita Beach Road 1-75 Bonita Grande Drive 'Mden4Lto6L p $0 $1,710 $0 $1 ,71 $1,240 

Bonita Beach Road 1-75 Bonita Grande Drive Widen 4L to SL cs $0 $0 $15,810 $15,810 $8,275 

Colonial Bouelwrd McGregor Bouelvard us Major Intersections TB $4,450 $0 $0 $4,45 $3,850 

NE 24th Avenue SR78 Del Prado Boulevard Widen 2L to 4UNew cs $0 $0 $15,000 $15 ,000 $6,460 

40th Street Extension east end of 4th Street Alabama Road New p $0 $44 $0 $44 $32 

40Ih Slreel Exlension easl end of 4th S1reeI Alabama Road New RO $0 so $4,850 $4,B5 $2,070 

40th Street Extension J east end of 4th S1recI Alabama Road New cs $0 $0 $4,050 $4,05 $2,120 

Taul Colt l117.210 '2!2,680 l!H,930 s ·1,w ,320 5!02,955 

Project Phases - PD&E: Project Development and Environment: PE: Project Engineering and Design; ROW: Rignt- l, ~!![J~OO $1 ,317,400 NIA. 

THE 2040 COST FEASIBLE 
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Table 6-2: Cost Feasible Projects: Road Projects - (in S1 ,000) 
State/Other Arterial/SU 

'I 

Countywide Signal System Updates, ITS CST $10,160 so so $10,160 S8,000 

Metro Parkway Daniels Parkway south of Winkler Avenue Wden4Lto6L CST $0 $67,370 $0 $67,370 $44,920 

Big Carlos Bridge Replacement Reconstruct Bridge PE $1,530 so $0 $1,530 $1,250 

Big Carlos Bridge Replacement Reconstruct Bridge CST $32,260 so 1 $0 $32,260 $25,040 

I-75/Corkscrew Road Interchange Interim Interchange Improvements Interchange PE/CST $4,880 so $0 $4,880 $4,270 

San Carlos Boulevard Summerlin Road Crescent Street TBD In PD&E ROW $10,000 so J so $10,000 $8,200 

San Carlos Boulevard Summerlin Road 

j 
Crescent Street TBDin PD&E CST $10,000 $0 so S10.00D $8,200 

OldUS41 Collier County Line Bonita Beach Road /\<Id umes & Reconslruct PE $2,160 $0 so S2,160 $1 ,770 

Old US41 Collier County Line Bonila Beach Road Ado Lanes & Reconslluci ROW so $8,820 so S8,820 T $4,800 

Old US 41 Collier County Line Bonita Beach Road Ada Lunes & Reconsuucl CST so $17,730 so S17 ,730 $11,820 

SR78 Santa Barbara Boulevard east of Pondella Widen 4L to GL PE so so S7.490 S7.49lJ S4,800 .. 
SR78 Santa Bart>ara Boulevard east of Pondella Wden4Lto6L CST so $0 $61 ,130 S61.1JO $32,000 

Burnt Store Road Van Buren Parkway Charlotte County Line Widen 2L to 4L PE so $11,480 so r $11,460 S8.320 

Burnt Store Road Van Buren Parkway Charlotte County Line Wden 2Lto4l ROW/CST $0 $0 S70.000 $70,000 $78,370 

First and Second Streets Fowler Street Seaboard Street 1 way to 2 way PD&E/PE $1,820 so $0 $1,820 $1,500 

First and Second Streets Fowler Street Seaboard Street 1 way to 2 way CST $0 $3,000 $0 $3.000 $2,000 

Fowler Street 
Metfo Parkv1ay1Fowler 

Dr Martin Luther King Jr 4LUD ta 4LD PD&E $2.440 50 $0 $2.440 $2,000 Street 

Fowler Street 
Metro Pariiwaylfowler 

Dr Martin Luther King Jr 4LUD to 4LD PE $0 $4.830 so $4,830 $3,500 Street -----
SR 31 SR 80 SR 78 Widen 2L to 4L PD& $2.000 so $0 $2,000 $1 ,640 

SR31 SR 80 SR 78 Widen 2L to 4L PE $2 b6U so $0 $2,660 $2, 180 

Cape Coral Evacuation Study Access Planning $300 $0 so $300 $250 

Del Prado Boulevard Interchange New Interchange IJR S1.250 so so $1 ,250 $1,020 

Major Intersections _ l Operational Studies P/R/CST S2.450 $12,000 $55,000 $69,450 $38.740 

TCIIIIColt $13,110 $113,930 $113,820 S,l02,710 $2611,9211 

~un: $100,2DO $tlMO $2tll,l40 $402,240 NIA 

Proiect Phases - PD&E Project Development and Environment; PE: Project Engineering and Design; 

ROW: Right-of-way Acquisition ; CST: Project Construction 

58 I LEE COUNTY MPO 2040 
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Table 6-3: Cost Feasible Projects: Road Projects - City of (in $1.000) 

Bonita Beach Road 1-75 Bonita Grande Drive $1 ,710 $2,440 

Bonita Beach Road l 1-75 Bonita Grande Drive $15,810 $8,275 

Bonita Grande Drive Bonita Beach Road Terry Street Widen 2L to 4L PE $0 $2,090 $ $2,090 $1 ,520 

Bonita Grande Drive I Bonita Beach Road .. Terry Street I Wden 2L to 4L ROW $0 $0 $20,580 $20,580 $8,770 

Bonita Grande Drive Bonita Beach Road Terry Street Widen 2L Jo 4L CST $0 $0 $19,320 $"19.320 $10,120 

Sandy Lane Extensio9 Strike Lane Pelican Colony [ New2L PE $2,010 $0 $ S2.010 $1 ,650 

Sandy Lane Extension Strike Lane Pelican Colony New ::!.L ROW $15,500 $0 $ S15,500 $10,660 

Sandy Lane Extension i Strike Lane Pelican Colony New2L CST $0 $16,530 $ $16,530 $11,020 

Terry Street I Bonita Grande Drive lmpenal Street Widen ZL to 4L PE $0 'S:J,090 $ $3,090 $224 

Terry Street 

I 
Bonita Grande Drive lmponlll Sueet \Mden 2L to 4L ROW $0 50 $27.120 $27,120 $11 .560 

Terry Street Bonita Grande Drive Imperial Street Widen 2L LO 4L CST $0 $0 $28,510 $28,510 $14 ,930 

Bonita Beach Road OldUS41 US 41 Reconstruclion Phases $8,000 $20,000 s $28,000 $19,770 

TolalColl: $25,610 s.13,120 $111,340 $110,170 $100,ffl 

RevtllllN: $25,400 $4,4,400 $1&7,IOD $227,300 NIA 

Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design ; ROW: Right-of-way Acquisition; CST: Project Construction 

Table 6-4: Cost Feasible Projects: Road Projects - City of (in $1,000) 

• I 

Burnt Store Road us 4L Jo 4L Limited RO $0 $33,080 $0 $33,080 $18,000 

Diplomat Parl<way Burnt Store Road us 4L to 4L Limited cs $0 $0 $76,400 $76.400 $40,000 
~ 

Chiquita Boulevard Cape Coral Parl<wai Pine Island Road Vl/ia~n 4 L lo GL RO $28,800 $0 $0 $28,800 $20,000 

Chiquita Boulevard Cape Coral Parl<wav Pine Island Road 'Mden 4L ID 6L cs so $0 $85,950 $85,950 $45,000 

NE 24th Avenue SR NE 28th Street Widen 2L lo 4L p so $4,040 $0 $4,04 $2,930 

NE 24th Avenue SR NE 28th Street \Mden2Lto4L RO $0 $0 $20,280 $20,280 $8,650 -~-- -• -

NE 241h Avenue SR NE 28th Street Widen 2 L lo 4L cs $0 $0 $27 ,310 SZ7.310 $19,530 

NE 24th Avenue NE 28th Street Del Prado Boulevard New p $0 $1,750 $0 S1 ,75 $1 ,270 

NE 24th Avenue NE 28th Street Del Prado Boulevard New RO $0 $0 $11 ,100 S1 1,100 $4,730 

NE 241h Avenue NE 28th Street Del Prado Boulevard New cs $0 $0 $11 ,190 $ 11,190 $8,480 

Total Co11· $21,IOO $31,170 $212,230 $211,100 $111,HO 

Rtwinues: 522,400 $32,JOO $223,SOO $271,000 NIA 
uialllo OJ 

THE 2040 COST FEASIBLE 
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Table 6-5: Cost Feasible Projects: Road Projects - City of (in $1 ,000) 

Hanson Street Extension Veronica Shoemaker Ortiz VI/Iden 2L to 4L S3,460 

Hanson Street Extension Veronica Shoemaker Ortiz l/lllden 2Lto 4L RO $0 $0 $1 2,900 $1 2,900 $5,500 

Hanson Extension Veronica Shoemaker 
I 

Ortiz Widen 2L to 4L cs $0 $0 $30,940 $30,940 $1 6,200 - ----
Hanson Street Fowler Veronica Shoemaker Widen 2Lto 4L p $2,930 $0 $0 $2,93 $2,400 

Hanson Street Fowler Veronica Shoemaker Widen 2L to 4L RO $10,080 $0 $0 $10,080 $7 ,000 

Hanson Street Fowler Veronica Shoemaker l/lllden 2L to4L cs $0 $9,750 $0 $9,75 $6,500 

Hanson Street us Fowler Widen 2L to 4L p $1 ,100 $0 so $1,10 $90 

Hanson Street 1 us 1 Fowler Widen 2L to 4L RO $0 $6,430 $0 $6,43 $3,500 

Hanson Street us Fowler Widen 2L lo 4L cs $0 $6,320 $0 $6,32 $4,210 

Edison Avenue us Fowler Widen 2L to 4L p $0 $0 $1,410 $1,41 $90 

Edison Avenue us Fowler Widen 2L lo4L RO $0 $0 $9,620 $9,62 $4,100 

Edison Awnue us r Fowler Widen 2L to 4L cs $0 $0 S11,480 S1 1,480 $8,010 

TOIJI Cost: $11 ,110 W J10 SA,llO $107,730 $10 ,HD 

RfffltUtS: $17,100 W ,600 $64,300 $1U,400 NIA 
Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design; ROW: RJghl-Gl.way..AL,qulailJon..CSl rojdcl..cooauuotlol 
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Table 6-6 : 2040 Cost Feasible Projects: Private/Grant Funded Projects 

.. .. 
SR31 Charlolle County Line Widen 2L to 4L CST 

SR31 

EastWest 

SR78 

SR 80 SR78 Replace Bridge 2L lo 4L ROW/CST 

Ben Hill Griffin _P .. kwy ______ A_H_co_ Ro .. a .. d _______ In .. 1e .. r .. ch .. a. n .. g•e•lm.,.p . 

Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design; 
ROW: Right-of-way Acquisition; CST: Project Construction 

ROW 

Total Colt. 

$34,990 

$52,860 

$0 

$17,HO 

Table 6-7: 2040 Cost Feasible Projects : Strategic lntermodal System Projects 

Shawnee Road Alabama Road Widen 2L to 6L CST 

Alabama Road Homestead Road Widen 2L to 4L CST 

SR 82 

SR82 

1-75 

SR82 

at Colonial Bouleyard Interchange Improvement ROW/CST r 
Homestead Reed Hendry County Line Widen 2L to 4L CST 

Total Cost 

Project Phases - PO&E: Project Development and Environment; PE: Project Engineering and Design: 
ROW: Right-of-way Acquisition; CST: Project Construction; E+C Existing plus Commilled project phase 

Table 6-8: Cost Feasible Projects: Federal Urban Allocation Projects 

Traffic 9Pera)jon.s. C.en\!:I ORe@lj_orJs_ 
Bus Replacements 

Transportafon Enhancement Box 

Tolld 

$1 ,500 

$7,500 

$16,000 

SZl,ODO 

S16.000 

$21,GOII 

$32,000 

SI0,000 

E+C Now 

E+C Now 

E+C Now 

E+CNow 

$64,000 

$10D,OOD 

$0 

$46,110 

141,110 

$0 

(in S1 ,000) 

$38,580 

$80,300 

so 

$0 

$0 

so 

$0 

$D 

$34 ,990 

$52,860 

(in S1 ,000) 

$27,550 

S41 ,710 

$46,110 $31,070 

$1:13.BIG $1DD,330 

(in S1 ,OD O) 

+-
$0 $0 

Project Development and Environment; PE: Project Engineering and Design; ROW: Right-of-way Acquisition ; CST; Project Construction 

THE 2040 COST FEASIBLE 
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. lmproverrient ,, 1 1 Total Cost 
Fro~ : • - To :-' '_ (PDC, in ' 

' es) .. (/! of Lanes)_.',- ·1~,n:i)llions), , ~ 

1st Street Fowler Street Palm Beach Boulevard Two way $5.50 
t { 23rd Street SW Gunnery Road Beth Stacey Boulevard 4 $85.70 
l 

2nd Street Fowler Street Palm Beach Boulevard Two way $5.50 
- -- -i 

-l- _I I 40th Street End of 40th Street Alabama Road New2 Lanes $4.51 

Alabama Road SR 82 Homestead Road 2 4 $70.10 

SR78 w/o Santa Barbara Boulevard e/o Pondella Road T 4 l 6 $36.80 

Ali co Connector Alica Road I SR 82 New4 Lanes $51.70 

I L 
... 

Ali co Road Ben Hill Griffin Parkway Airport Haul Road 2 _, 4 Committed 

Alico Road Airport Haul Road Alica Connector 2 4 $33.10 

Alva Drawbridge Bridge Replacement Reconstruct Bridge 7 $26.00 

Andalusia Boulevard Pine Island Road Troplcana Parkway 4 6 $6.90 

Andalusia Boulevard Jacaranda Parkway Kismet Parkway t New4 Lanes 1 $26.30 

Bell Boulevard SR 82 Leeland Heights Boulevard • 2 4 $112.20 

Beth Stacey Boulevard 23rd Street SW Homestead Road 2 
1-

4 7 $21.80 

Big Carlos Bridge Bridge Replacement 

I 
Reconstruct Bridge $30.10 

Big Hickory Pass Bridge Bridge Replacement Reconstruct Bridge l $12.10 

Bonita Beach Road 1-75 Bonita Grande Drive 4 6 $19.00 
-

J_ 47 Bonita Grande Drive Terry Street Bonita Beach Road 2 $20.40 

Buckingham Road Orange River Boulevard SR 80 l 4 $82.30 
~ 

Buckingham Road Bridge over Orange River Reconstruct Bridge $3.00 

Burnt Store Road Pine Island Road Van Buren Parkway 2 4 Committed 

r -- 7 Burnt Store Road Van Buren Parkway Charlotte County Line 2 4 $89.50 

Cape Coral Bridge Bridge Replacement Reconstruct Bridge $85 .40 
' l 

• 

Chiquita Boulevard !. Pine Island Road Cape Coral Parkway 4 6 $72.60 
• 

Colonial Boulevard at Summerlin Road Intersection Unknown 
---i --- T Constitution Circle Bridge I over Mullock Creek Reconstruct Bridge $1.00 • 

Corkscrew Road US41 e/o Ben Hill Griffin Parkway 4 6 $62.60 

Corkscrew Road Ben Hill Griffin Parkway Alica Road 2 -, 4 $76.40 
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Crystal Drive US41 Metro Parkway 2 3 $5.80 

I _I • l_ r Daniels Parkway Gateway Boulevard SR82 L 4 6 S35.50 

Del Prado Boulevard Extension e/o US 41 e/o Prarie Pines Preserve I 2 4 Total Cost ind. belovi 

Del Prado Boulevard Extension 

' 
1-75 SR 31 

~ -

New4Lanes 1 $263.20 

Del Prado Boulevard Extension Mellow Drive 1-75 New 2 Lane $29.00 

Del Prado Boulevard Extension r- US 41 -r 1-75 New4 Lanes Ind. in 1-75 to SR 31 Ext. 

Diplomat Parkway Burnt Store Road US41 4, Divided Limited Access $58.00 

East West I Ben Hill Griffin Parkway l_ Airport Haul Road _J_ New 2 Lanes _j_ $31.10 

Edison Avenue US41 Fowler St 4 $11.00 

Estero Parkway 1 Segmcnt 4 Reconstruction _J_ Committed - --
Estero Parkway Segment 5 Reconstruction $7.75 

t 

[ Estero Parkway Segment 6 Reconstruction $7.75 
-• 

Estero Parkway Extension Ben Hill Griffin Parkway I Corkmew Road New 2 Lanes $44.90 

Fowler Street I Metro/Fowler L SR82 Improvement Unknown t N/A .. 
I 

Garden Boulevard N/o DeNavarra Parkway NE 23rd Place 2 4 $12.70 

l T i Gunnery Road Lee Boulevard Buckingham Road 2 4 $35.90 

Hancock Bridge Parkway Bridge Bridge Replacement Reconstruct Bridge $3.00 

Hanson Extension J_ Veronica Shoemaker Ortiz Avenue New4Lanes $34.10 . 
Hanson Street Evans Avenue Veronica Shoemaker 2 4 $22.40 

I • 
Hanson Street US41 Fowler St 2 4 $12.70 

Harbor Drive Bridge over Boca Grande Canal Reconstruct Bridge $1.00 

Homestead Road 7· Milwaukee Boulevard Sunrise Boulevard 2 4 $28.90 
• 

Joel Boulevard 17th Street Palm Beach Boulevard 2 4 $53.00 

J_ ... 
J_ T 

Homestead Road Sunrise Boulevard Alabama Road 2 4 Committed -1 __. 

Homestead Road SR 82 Milwaukee Boulevard 2 4 $35.90 

1-75 l at SR 884 Interchange $70.00 
• 

1-75 at Corkscrew Road Interchange $78.00 

T T 
1-75 at Bonita Beach Road Interchange I $91 .40 

1-75 Collier County Line Luckett Road 6 8 $255.83 
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2040 I I : I I I I I . 

TaiJ le C- l : .2 0, io i' leecls Plan P1 ojec ts Road P1 oji=:cts (rnnt) 

lntermodal Freight Terminal Rail/Truck at HansonNeronica Shoemaker lntermodal Center $3.00 

_J_ T • 
Jacaranda Parkway Old Burnt Store Road J _ Burnt Store Road New 2 Lane $22.50 

Kismet Parkway NW 18th Avenue Chiquita Boulevard 2 4 $5.00 

I J 
~ 

Kismet Parkway Burnt Store Road El Dorado Parkway New4 Lanes 
l 

$38.60 

Leeland Heights Boulevard Lee Boulevard Bell Boulevard 4 6 $37.40 -- I T 

J 
' Leonard Boulevard lee Boulevard Gunnery Road 2 4 $51.40 

Little Carlos Pass Bridge Bridge Replacement Reconstruct Bridge $10.10 

little Pine Island Bridge =-i=_- Bridge Replacement ~ Reconstruct Bridge $10.10 

Littleton Road NE 24TH Business 41 2 4 $39.10 

Littleton Road l US 41/N Tamiami Trail 

f 
SR 78 New 2 Lane l $50.70 

- •-
Livingston/Imperial Parkway Collier County Line Bonita Beach Road 4 6 $12.70 

Luckett Road Ortiz Avenue l - 1-75 2 4 $6.60 

Luckett Road Extension Sunshine Boulevard I Hendry County Line New4 Lanes $126.20 

Luckett Road Extension Buckingham Road Gunnery Road New 4 Lanes r 
. $32.70 .. 

Luckett Road Extension Gunnery Road I Sunshine Boulevard 2 4 $68.20 

Luckett Road Extension e/o 1-75 Buckingham Road New4 Lanes I $118.40 
• 

Metro Parkway Daniels Parkway South ofWinkler Avenue 4 6 $67.50 
I l NE24th Avenue 1 Pondella Road NE 28th Street 2 4 $48.20 

- I 

NE 24th Avenue NE 28th Street Del Prado Boulevard New4 Lanes $26.90 

Nelson Road North Embers Parkway T Tropicana Parkway 2 4 I $9.60 

New Pass Bridge Bridge Replacement Reconstruct Bridge $15.60 
; T North Airport Road Extension Metro Parkway Plantation Road New 2 Lane Committed 

Old US 41 Bonita Beach Road Collier County line 2 4 $18.40 

Orange River Road Buckingham Road SR80 4 $65.50 

Orange River Road Bridge Bridge Replacement Reconstruct Bridge $2.00 

Ortiz Avenue Martin Luther King Luckett Road 2 4 $9.30 
·- -·- - -· -- ··- ···· 

Ortiz Avenue Colonial Boulevard SR 82 (MLK) 2 4 $13.30 
- ......-

Ortiz Avenue Luckett Road SRBO 2 
. 

4 $13.40 

Hancock Creek Boulevard (NE 24th • 
Pine Island Road Del Pine Drive 

Ave) 
4 6 $11.40 
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2040 1', ,, ' I I J 

/ l 

Tablf! C-1 • 20°10 f\!eecls Pl an Projects• Roacl ~'rojec l:; (con t) 

Pine Island Road Bridge over Porpoise Pass Canal Reconstruct Bridge $3.00 

' I Pine Island Road Bridge over Pine Island Creek Reconstruct Bridge $3.00 

Rail lntermodal Yard I Alico Road lntermodal Yard $8.00 

River Road Bridge 1 ]- over Millers Gulley Reconstruct Bridge _J $0.75 

River Road Bridge 2 over Spansih Creek I Reconstruct Bridge $0.75 

River Road Bridge 3 I over Ficthers Creek --r - Reconstruct Bridge l $0.75 
l -

River Road Bridge 4 over Cypress Creek Reconstruct Bridge $0.75 

San Carlos Boulevard I Reconstruction/Transit, Pedestrian, and Capacity Improvements 1 TBD 1 - Unknown 

Sandy Lane Extension Strike lane Pelican Colony New 2 Lanes $23.43 

Signal Interconnection Phase Ill I Signal $8.00 ·-
SR80 Charlotte County Line 2 4 $58.10 

Business 41 1-75 I 4 r 6 
r -

$70.80 I 
SR 78 Chiquita Boulevard w/o Santa Barbara 4 6 $26.50 

--- I SR 78 24th Ave US41 4 6 $19.90 

SR 78 US41 Business 41 4 6 $14.60 

SR80 SR31 r Buckingham Road 4 6 
t 

$61.50 J 
SR 82 Colonial Boulevard/Lee Boulevard Shawnee Road 2 6 Committed 

SR 82 at Daniels Parkway/Gunnery Road CFI Ind. in Lee to Shawnee 

SR 82 Shawnee Road Alabama Road 2 6 $35.30 
• t -l r SR82 Alabama Road 1 Homestead Road 4 6 $35.30 

SR82 Homestead Road Hendry County Line 2 4 $31.1 0 -- -- -- --
SR82 at Colonial Boulevard Intersection 1 Unknown 

SR 82 Michigan Avenue Ortiz Avenue 5 6 $2.10 

Stingfellow Road Bridge over Monroe Canal Reconstruct Bridge $1.00 
• 

Sunshine Boulevard SR82 Lee Boulevard 2 4 $41.50 
~-

l Surfside Boulevard Trafalgar Parkway Pine Island Road New41anes $36.30 
• • • 

Terry Street Bonita Grande Drive West oflmperial Parkway 2 4 $28.70 

I - r ... 
Three Oaks Extension North of Alica Road Daniels Parkway New41anes I $40.30 
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2040 r- I'' i I I I ' I I 

LI::[ / ( ) u ' i ' ,\;\.'. ,I 

Table C- 1: 2040 J\leecls Pl an Projects: Road Projec ts (cont.) 

• - - .-• : ' ;· · \ o anes 

Traffic Operations Center $5.70 -- --- - ·c T Transportation Enhancement Box Bike/Ped/CMP/Transit $89.30 
-- -

Tropicana Parkway Chiquita Boulevard Nelson Road I 2 4 $19.50 

US 41/Daniels Parkway _J Intersection I Intersection Unknown 

Veronica Shoemaker Michigan Avenue SR 80 2 4 $19.00 
- I _[ Veterans Parkway at Santa Barbara Boulevard Overpass $30.10 

Williams Road US41 Three Oaks Parkway 2 4 $17.80 

Winkler Road Gladiolus Drive Cypress lake Drive 2 3 1 $11.80 

Total Cost: $4,039.67 
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2018 FDOT LEVEL OF SERVICE 

REPORT 



YEAR 2018 LEE COUNTY LEVEL OF SERVICE SPREADSHEET -PEAK HOUR PEAK DIRECTION 

Stale 
-- .----:-1r- --- ------ .------ ----:---.-.. -...- ~- ~ ... _ ~-~--- "'.t 

Section Road Secti011 1' SIS · 

No. No. -- ~ -· .. .(. -~ --•-- --~-· -. Length_;'. L__:__ . 

11111 ., MAIN ST US~J (Oeveiand ,hel SR 82/ Monroe St -12010000 SR 80 WB 15rST SR739/US41 Bus (FO\,lerSt) ll 65R SR RO/Se,1bo.ud St 1.666 1.008 35 UA A D D E 2 lJ Ill' WL ll'R 2.054 746 C 

U020000 SR 60 PAL~l 6EACH BL\-D SR 60 Seaboa"I Si 1.666 \'eronica Shoemaker Bh d 0.640 45 U,\ .-1 D D E D 21\' \\'L OR 2,000 940 C 

12020{lf)(1 SR RO PAUi BE.-\CH BLVD Ve1 oniG1 Shoemaker Bl,·d 2506 CRS0B!Ortiz.-\l'el ~.364 I 85B 45 UA D D E D 211' \\'L WR 2.100 C 

12020000 SR~O PAL~I BEACH BL\'D CR fOB {Ortiz A, ·el 4 36-J 1-75 s.s~. 1H2 45 Ut\ :\ D D D 2.11 IYL \VR 3.lil Lli5 C 

12020000 SRS0 PALM BEACH BL\ D 1-75 5 546 SR 31 (Arcadia Rd> 8249 2.703 SIS 55 lJA -~ D D D \ \ 'L WR 3.171 2,050 C 

12020000 SRSO PALM BEACH BLl'D SR 31 (An:adla Rdl 8.249 CR80A/Buck1n hamRd/OldOI aR 10741 H92 S IS 45 U,\ -~ D D D 2.\V WL 4 2.100 l.bM C 

1:!020000 SRBO PALM BEACH BL\ D CRB0A ✓ Bu.:k1n hllm Rd/Old 01 -10...741 W of Werner Dnve 12 808 2 067 SIS 55 UA H D D D 2W ~\ L \\'R 3.240 1.29:? 

12020000 SR SO PAL~ I BEACH BL\'D W. o(\\'~mer Drhe 12S08 HickevCrtVk Rd 13.306 0500 SIS 55 RDA H C C D 2\V \\'L OR 2.12" 1.292 B 

UOll!OOO SR RO PAL~1 BEACH BLVD Hickel' Creek Rd 13 308 6roadwa1• St CR 78 176~ SIS 55 RD,\ H C C D 2W WL OR ~.120 1.154 B 

12020000 SRBO PALM BEACH BL\'D Broddw cw St CR 78 17.654 CR 86-1 (Joel Bh•d) 18.227 o.s;J SIS RDA A C C D 211' \\'L \\'R 1,607 1,15-1 C 

12020000 SR 60 P,\UI BE,\CH BL\ D CR S64 (Joel Bh•dl lf-..227 Hendr\ Cc,unl, Line 20,356 2131 SIS 60 RDA H C C D 211' \\'L WR 2.120 ~)07 

12020102 SRB0 EB SRS0/2NDST SR 739 (fowler .SP 0397 SR 73!1 (Park A, cl 0237 35 UA A D D E JW PR 3,024 

1:!020l02 SR 60 EB 5.R ~n 2ND ST/SEABOARD ST SR 739 (Park A\'el 0 6::4 SR 80 (Palm Bearh Bhdl 1 5@ 0926 UA D D E 2 u 7 \ \' WL OR 2 1.956 1.101 

_J :IHOOOO SR 867 ~ICGREGOR BL\ D Old McGre or Bh·d 0 000 A & \I' Bulb Rd 1 993 1 9'lS ~linor .-\rl.en41 U A ,I D D D 2\V WL WR 1.5:H 

121HIJOOO SR 867 ~ICGREGOR BL l 'D .-1 &W Bulb Rd I 993 Colle e Pkw, 3405 1472 ~Hnor r\rleri.il •IS u.~ ,\ D D D IVL 2.10.n 1.802 

121HOOOO SR 667 MCGREGOR BL\ D Colle •el'_k,\·,, 3 465 W in kler Rd I 43 1 l\linor .-\rterinl 40 u.~ A D D u 2W WL WR 924 787 

121HOOOO SR 807 MCGREGOR BL\D \\'inkl~r Rd 4 896 CR ~/Colonial Bh·d ti.485 I SB9 Minor ,-\rlerid l UA . .\ D D D 2W l\'L \\'R 2 970 1.151 

12060000 -SR 7B PINE ISLAND RD CR /bS CR ~84 Burn I Store Rd 5 467 Chi u1ta 61\'d 7514 2(47 Princi al Arleria.l•llther 50 UA A D D C D 2 \\" WL IVR A 1.100 820 C 

IW60000 5R76 PINE ISL,\ND RD Chi uita 6hd / 514 Snnl.t B.trhua Bh d 9757 2143 Prinri ,ril .,\rtc,i;il-{1lher 50 A D D C D ll'L \I R 2.100 1.583 C 

1:!060000 SR 78 PINE ISUND RD S.nla Barbara Bh·d 9.J57 Del Prrtdo ah d 12061 Pnnc1 al Artericll-olher 55 UA A D D C D 2.W WL \\'R 2.100 '.:, 159 F 

12060000 SR7S PINE ISLAND RD Oc>I P1ado Bhd 12 0til \V o(CK7::!A/Pondclla Rd 12.lSl 0.:!23 55 \.:,\ A D D D D 211' IVL WR 3,1;-J C 

12Qf!ll000 SR 78 PINE ISLAND RD II' o( CR :-SA Po ndclla Ro 12..28-1 SR45 US 41 10el'eland ,-\\-el 14 ~41 55 UA D D D 2W WL WR 2. 100 1,619 C 

12060000 SR 76 PINEISLANDRD/BAYSHORERD 5R45/US41 (Oeveland A,·e) 14 741 New Posl 'RJ /Hi1rt RJ l70 15 227-t 40 UA A D D D 2\·\1 WL 2.100 1,572. C 

12060000 SR 78 811 YSHORE RD New Post Rd Hart Rd 17 .. 015 WofWillowStream Lo 18.559 1 5~4 so ,\ D D ...n 2\'i \\'L WR 1,586 C 

1 WtOOOO SR 78 BA \'SHORE RD w· or Willem Sin-am Ln 18 S59 \\ or Pritd,l'tl Pk\,,. 2 620 Princ11al Arlc-riaJ•other 50 t.:A ,\ D D D 2\V IVL WR 2,100 1.243 C 

I :!060000 SR 7R BJ\ YSHORE RD II' of Pritchell Pkw, 21 .1/9 Pri1chelt Pkw, 11 .400 0.:2.:!1 l\linor 1\rterlal 50 ,I D D D 211' ll'L \\'R :.1on 641 C 

12060000 SR ✓8 li..lY5HORE RD Pritchell Pk",, 21.400 Old Banhorc Rd 23,758 2358 ~11nnr Arterial so A D D t: 1\1' ll'L ll'R 2 924 t,41 C 

]2060000 SR,8 BAYSHORERD Old llal'shore Rd 23.758 SR 3J 0 646 ~fmor Arlerial so l:A A D [) t: 2\V WL WR 924 C 

12070000 SRS2 DR ~J LKING ]R.BL\'D t.:541/5R45 0_000 SR R2 (~lonroe 511 0.200 0200 ~l inor Arterial 30 ,\ D D E 1 D 211' \\IL OR 78S 456 D 

120i0000 SR~2 DR ~1.LKING jR BL\'D SR IQ (l\lonroeSt} o :mo J,,ckson S1 n 371 0.171 l\linor ,\rlcrii\l 30 1:A D D E 2 D 2\V IVL OR 2 766 767 D 

]2070000 SIU2. DR M LKlNG IRBL\'D fack~llO St 0.371 SR 73~' (Fowler SI) 0.f,J5 0 274 Mjnur ArlcriaJ 30 ,I D D E 2 D 2\V IVL WR :1'7 D 

1.2070000 SRRl DR M. L KJNG IR BL\'D 0.645 Mic-hi an Link A\e 2-321 al Mltc11al-olher 30 UA ,\ D D E 2 D 21\' IVL WR 1,712 1.870 

:?070000 SR62 DR M LKING IR BLl'D Michi an Link A, c. 2 96b CR 865/0rtiz :\\ C 3 8:?t, 0860 Princi al Arterial-other so UA I\ D D E D ZIY \\'L WR C 

12070000 SR 82 DR ~1 L KING iR BLVD C1' t'165/ 0rtiz. A,t: 3.826 \\" o( Te l~• Rd/1-75 NB On R.im 4 507 0681 Prin.:1 al Artcr1ttl-other so UA A D D E D l\°L WR J,171 .:,og1 C 

11070000 l~l~IOK,ILEE RO,ID IV o f Tetter Rd/J.75 NB On R,1m ...i .507 Brn:kinph,101 Rd 6, 154 I 6-17 S15 Ptanc1 il l Ar1~1 1,d-01he1 50 LJ,I A D I) [ D 2\·\ Ill ll'R ~. 171 1,lll3 C 

1.1070000 SR62 l~J~IOl<,·I LEE RO,ID 6 154 CR 8fl4 Colonial Olvd/Lcc Bh·d 0.7ZO SIS Prine, 1 al Arter1,ll-olhcr 50 Li,\ ,\ D D E D 21\' \\'L I WR 3.171 1,711 C 

120;0000 SR62 l~l~IOK.~LEE ROAD CR 664/Colomnl Bl,·d/Lec Blvd ti 87-l G.1tew,1, Bini 1.03: SIS Princi ,11.\rterial-othl:'r 35 ,\ D D E D 2\V WL 11'1' 2 9~0 1.711 F o,·cr C.1p;1cit,· 

12070000 SR~2 l~l~IQ KALEE ROAD ~) 31..j SIS Princa ,,I Arll'na~-C'lhcT 55 ,\ D D D 211 ll'L \\R 970 1,132 F O, er Col .a.di\· 

120.,000JI IM~1OK,\LEE ROAD Griffin Dr Rr1v . .\,~S ~.:.::q4 OiHlll!h. Pkwr Gunnen Rd S 1112~ 1,$00 60 U,I 1\ D D D 2W ll'L 2 970 1,006 O, er Cd ,ac it\' 

l:!070000 J~t.\lOK,\LEE ROAD Daniels Pk\,, /Gunner, Rd S 11.123 Aln~ilmaRd 14.709 60 U,\ H D D u 2\Y ll'L 1, 190 1.S27 E 

12070000 SRH2 IM~1OK.-ILEE ROAD 14.709 Bell B h·d 5 18,9:!9 4 :!20 SIS Pri1u·1 ,11 .-\rteri,,J-olhcr 60 U,\ H D D u \VL IIR 2 1,190 riOO C 

120,0000 l~l~IOK,\LEE ROAD Bel l Blvd S IR.!l_lQ He11dn Count\ Ltnc 21.551 SIS Pnnci al ,\rlcn,1 1-oth~r 60 U.-1 H D D u .1\\' WL OR 2 1,190 605 C 

12070001 SR82 ~IONROEST ~ILK Jr Bhd 0 ODO SR 80 (~ l,1in Sll 0 H8 0148 ?\ liner . .\rteridl U.I A D D E 2 D 21\' ll'L OR 78S 413 D 

Note: LOS Spreadsheet should be used as a planning level analysis tool. A dclailed analysis is necessary to validate the actual operating conditions which may vary from this worksheet . Lee3of6 



YEAR 2018 LEE COUNTY LEVEL OF SERVICE SPREADSHEET -PEAK HOUR PEAK DIRECTION 

I -- - --- - _..., , - -- - -~- ' · • . -- - - ~ • r------ -- - - - .....,---,-. --" --- ,, - - ...,.. ,- ----.-- • • ~ ,.... --·-- •--- - - - -- - .. ----- ___ .....,. .. - -----~, .. - i,;."- ---~ 
' 1 Slole Loco! : 1 Year 211~~ ~+.9 - _ _ l _ __ · Y_e~ 2040 _ _._ __ '.; Stondanl Emling Exislio~ 

I Section Road Road From r-rom ;, To To , , Section ;
1 

TRIP : - n,;_, -· LOS 1: Pe~~-Ho~-~~~ D~~-,. Thru -:; LOS l- -:- -:.- ~~ ---= - ~e!~~o~j•~-- : =-~"- ~ -- ~-- _ ~ K , '. D _' T:, -; 
I l · ' • • I - , • ' 

~~ ~, No. _ _, 1 __ --~ __ _ . , ___ .. ________ _ - _ ~_!:!'_:) _ _ __ _ , ___ . _ ,_ ~l.~.__z l:.':'~...., ~ -~.!_"'_:R_I ~' ~ .. _, ~•d _ __._; ~~.!.~~~~!; un""_j ~: S~ !· ~ ; ~~~u~~-- ~ -~ l:_0S •- ~'!"~Vo~ -~•l~L F•ct~~._f-_c!"; 1~ !Ml~!\ 

12020000 --5R BO US 41 (Cle,•el•nd -~ rel 0.000_ SRS~/~lonroeSI 0168 0168 D 1.207 456 C D 1,207 527 C 879 D 

12020000 51' 80 W B ISTST SR 739/US 41 Bus (Fowler Sil 0.658 SR S0/Se~hoar<I Si 1.666 1.008 D 2,054 i92 C D 909 C 2.377 7. 10:; 

12020000 SR 60 PAL~t BEACH BL\'D SR 60/Se,bo,rd S1 1.666 Veronica Sh0t!m,1L:E'r Bh d O.R-10 D 2.0llO 1.0-18 C D 2.000 1,205 C 2.146 900~; 6.50~ 

12020000 SR 60 P,IL~t BEACH BLVD Veronici\ Shoem:.1kc-r B l\'d 2 506 CR SOD !Ortiz A,•c\ 4 :;,;4 I AS~ D 2.100 1.310 C D 2.100 1.507 C F 9.oo:; 53.30°~ 6.3o~; 

12020000 SR 60 PALM BEACH Bl\'D CR BOB (Orliz A,e) 4 364 1-75 5 546 11R2 D 3.171 1.310 C D 3.lil 1.507 C 2.981 C 900~ 53.30•; 

12020000 SRSO PALM BEACH BL\ D 1-75 5 54b SR J1 (Arradirt Rd) 270:,. D 3. 17' 2.056 C D 3 lil 21127 r 64.90'. I"' bO'~ 

12020000 SRBO PALl\I SEACH BL\ 'D SR 31 (.'\rt,'idia Rdl 8 '49 CR 80A / Buck1n , hom Rd/ O ld L~l , a R 10 741 2492 D 2.100 l .S24 C D 2.100 2.177 F 2_ l.,fi 900~ 

12020000 SRSO PAL\I BE,\CH BL\ D CR SOA/Burkinr.h•m Rd/Old O lr.a R 10.741 W o ( Werner Drive I~ 808 2 Obi D ~-2~0 IA21 D 3.240 1.7:fi 949 9_00 ':. 55 20';, 1240". 

120201)111} SRSO PAL~I BEACH BLVD \\' or \\'erner Dri\'e- l" 808 Hickt>\ Cr('f'k Rd 13.3(18 0500 C 1,1:.!0 l .421 C C 2.l20 1,787 C 949 900'• ss.20•; P 40~ 

12020000 SRBO PAUi BEACH BLVD Hickn CrL"ck Rd 13 308 Broodwa\' SI/CR 76 17 ~54 C 2,120 1.254 C 2. 110 1.536 C 950~ 

)2020000 SR SO PAL~I BEACH BL\'D Broadwo\' SI/CR /ti 17 654 CR 664 (feel Bh·dl 18.227 0.573 C 1.607 1.254 C C 1.607 1.536 C C 950:i 

12020000 SRSO PALM BEACH BL\'D CR 81;.1 (lod Bhd) 18.227 Hendn Cou11h Lint! 20 35~ 2.131 C 2.120 1,008 C 2.120 1,291 B 1,203 B 9 so:. 55 20•; 1s.~o:; 

12020102 SR 80 EB SR 80/2ND.5T SJ~. 2.39 (Fowler 511 0.3-97 SR 739 (Park t\,·cl 0 63-1 D ~.024 810 r D 3,024 9-15 C 1,3-16 c:__ 900:'. 7_10);. 

12ll20102 5R RO EB 5R 80/2ND.5T/5E,ABOMm ST SR ;"~9 lPark .. ,\'cl D 63-1 SR 80 (Palm Bearh Rl.-d l 1.560 0 926 2 D 1,95b 1.169 D D 1,956 1.:41 D 1,866 D 900'1: 4 90",; 

12040000 SR86i MCGREGOR BL\'D Old ll.kGreITT>r Bh d 0 000 A & W Buie Rd I 1 993 1 903 D ~.100 1,731 C D 2.100 ::!.,)30 F 9.00':. 54 52~ 

120-10000 SR So7 ~ICGREGOR BL\ D .·\ & \\ Bu ll> Rd 3.465 D 2.100 ~.082 D D 2.100 ~592 F 2.626 900~ 

I 2()-10000 SR 667 MCGREGOR 6L\'D Collerc. Pkw,· ' 3A65 Wmkler Rd - 48% 1431 2 D C D 924 992 D 

12!)10000 SR 867 MCGREGOR BL\-U Winkle1 Rd 6.485 2 D --970 1.260 .D Q7n 1,450 F 1.1 '11 

12060000 SR 7~ r'INE ISLAND RD CR 7b5/CR Sl'-1/Burnt Store Rd 5.-167 Ch1qu11a Blvd 7.51-1 2J).J.7 D 2,100 912 C D 1.os, C 1.913 C 9.00~. 

11060000 SR7S PINE ISLAND !ill Ch1ouila Oil d 7 514 Santa Bart:-ara Bhd 9.757 2.243 D 2,100 1.945 C D 2, 100 2.691 " 2,793 ~ oo~. 8.00?. 

12060000 sR;s PINE ISLAND RD 9 757 Del Pr,1do Blvd 12 061 0 ~ 100 D 2.100 3.654 F :!.03 900?, 5330•; 9.30?. 

12060000 PINE ISLAND RD Del Prado 81\'d 1'061 WolCl-7SA/Pondell•Rd 0.22: D 3,1;, 1,709 C D ?.171 ::?,243 C 900';,, Moo~. 

12060000 SR76 PINE lSLa>.ND RD l\' of CR i 6A/Pondella Rd 12 28-1 SR 45/US 41 (Cle,·cland Avel 14 741 1.457 D 2.100 1.843 C D 2.100 F 2,687 F 900~ 

12060000 SR 76 PINE ISL.-\ND RD/B.-\YSHORE RD SR 45/US 41 (Oe\'el•nd .-\ve) 14 .741 Ne\,. Posl Rd/Hnrt Rd 17 015 D 2.100 1.750 C D 2,lOO 2.015 l) 2,222 9.oo:; 53.30", 7.30~ 

12060000 SR76 1lAYSHORERD Ne\, l'n"'I Rr.i/l·forl Rd 17.015 W or Willo"· Stream Ln rn 559 1.544 D 2.100 l.S31 C D 2.·100 F 2.386 9.0U~ 5335•; 10115", 

12000000 SR.78 11,1 YSHQRE RD \\' of \\ilia \\ Slream Ln 18.55~ W of Pnlr h~ll Pk,n· :1179 2 b20 D 1.100 1,68: C D :.100 2,712 1,192 9.oo~; 

12060000 SR76 BAYSJ--lORERD \V of Pritchell Pk\\, 21 .179 r .. ilchctt Pkw\' 21400 0 . .,.,, D :.100 f90 C 4 D 2,100 796 C 1.557 C 

12060000 BAYSHORERD Pntc-hetl Pk",. 21 .400 Old Bd\ shore Rd 23.75S 235S D 924 678 C D C 1.530 F 9 00~• 55 20•~ 1 b,30C:. 

120li0000 SRiB B.~ YSliORE RD Old Blll\Jt..horr Rel 2375~ SRJl 24 404 0646 D 02 4 520 C D 924 C 819 C 900% 55.20'. 21.60~. 

12070000 SR.62 DR':\l.l. KI NG IR.BL\'D US41/SR45 O 000 SR S2 (~lonroe Sil 0200 0,200 D SH D D 766 590 D 693 D 9.oo:; 53.30'• 9 30?. 

120,0000 SR~2 DR ;\I L.Klt\G !R BL\'D SR 82 !Monroe Stl 0.200 lackson SI 0.371 0.171 2 D 900 F 2 D 1.078 F 795 E 91JO?; 53.30", 9.30?. 

12070000 SRS2 DRM.LKING IRBL\ D lacksonSt 0.371 SR 739 (Powfor St) 0.645 0.274 2 D 900 2 D 1.0;-s D 9.011~. 

)1070000 SR82 DR M LKING lRBLVD SR 739 (Fo, .. ler A, el 0 ~S Mich11?.an link Ave ., 3::?1 D 1.711 2 182 F D 1,712 2.187 900% 5330-. 

120i0000 SR82 ORM L KING JR.BL\'D hhchiean Link A, e 2 966 CR 665/Ortiz: Am 5 D 2.636 2..777 F D 2.636 3.740 F 1.751 5330";. 

11070000 SR82 DR ML KING ]R BLVD CR Rb5/0r1J7 Ave 3 8:!6 \\' of Teter Rd/1-75 NB On RdmP 4 50i 0 681 D :!.,545 C D 3.171 3.473 F -\.531 9 00:4 SJ.30~ 

12070000 SRE2 l~l~IOK,ILEE RO.-\D W dTe lt>r 'Rd/1-75 NB On R,m,o 0 154 D :0.171 C D 3.171 3,221 900~ 5370'• 

12070000 SRS2 I~11IQK,·ILEE ROAD Budanr,hdm Rd fi l'.4 CR ~6;/Colon1o1l Blvd/ Lee BJ,·d t .87~ 0.720 D 3, 171 1.930 C D 3,171 C 3,44S 56 SO'; ~ ;o•. 

tzn,nooo SR~! l~l11OK,\LEE R0.-1D CR ~64/Co lonial Blvd/Lee Bl,d li f-74 G,lll'W,W Bh·d 1.032 D ,.lil 1,971 C 0 3,171 2.646 C 3.326 ~oo~ .. ss so•; 6 oo:. 

1207nom SR~2 IM~IOKALEE RO.-ID Gatt,._ o, Blvd Gnffm Or/ Rav :\H'S 9.314 1408 D 3.171 1.245 C I) 3.Fl 1,668 C 2,617 C ss.so•; 6.oo~. 

120i0000 SR.Sl l~l~IOKALEE ROAD GrjffinDr/Ra, Aves Danil!ls Pkwv/Cunner\' Rd S 11 .m 1 ~09 6 D :.171 1. 1:-4 C D ~.171 1.593 C 2.406 C ~.oo~, 58 so•; 1.,0•; 

12070000 SR62 l~ l~IOK-\LEE ROAD Damels P\.a\'\ /Gtmnen Rd S 11 ,123 ~.586 6 D 4.860 1.747 B D 4.660 2.569 6 ~.199 C 900'.. 56 50";, 9 40~~ 

12070000 l~t~IOKALEE ROAD :\ldti.1m,, Rd H .70D Bell Blvd S 18,929 n r:58 B D 4.617 90b B C 58 50";. 13 "tl~ 

12070000 SR62 l~l~(OKALEE 1-0.-\D Bell 81\'d S l~.9~.9 Hcndl\' Count\ Line 21 551 D 3.240 D 4.617 866 1.549 B 900~ ss.so•; B so\:. 
1207000 1 SR8~ ~IONROEST ~ILK Jr Blvd 

. 
D 000 SR 80 (~lain Sil 0 143 0 14~ n D D 788 D 571 D 900% 53 3(1"~ 7 10~~ 

Note: LOS Spreadsheet should be used as a planning level analysis tool. A detailed analysis is necessary to validate the actual operating conditions which may vary from this worksheet. Lee 4of6 



YEAR 2018 LEE COUNTY LEVEL OF SERVICE SPREADSHEET -PEAK HOUR PEAK DIRECTION 

Seclion 

5R 93/1-75 Collier Count\· Lme 

·: ,- '' . ' · ; . ·.. ~ : · ~' ~ ,' · '.: ~-c: :\'~~oi . '. c.;;,~~ '. Cily _ ·.-.-,-. ~.,.- =-~ _ , : Year 2018~ ,--- __ : ~ -:_~_ - u-~ • .-,-.c-: ; 

To 1 • Se.:lion ,. 1 SIS · . functional , ... PostN · ~rea ' Fad lily l ~.._ LOS I.OS : LOS 1 :\rtt'ri.d , Di,·id<'d/ Onefl'wo Ld( rum Right Tum Thro ~ ~~:~~~k. !~o~ P .. •ak Dife\"lion Dd'ic~l!ncy 

_ _ . _ . . M.P . . ; , , Lcngtli _1 L _ 0 ..J Oas;_!~•t•li~ , _ _.:'~~!1 4 :._ 1.:l~..'.'.J '... ..I~~;~ i _~S•d,,j '.:.. ~Jd.:.__J ~'t__11 ~~~ · UnDi ~1de~ ~- W•i.:_i _u.d. ;_ !"Y.:.r!i L•~ j f ~ •P•I ilr ~ •. Vo~umc ~ l. ~G ~ ~l~rminalim,J 

.. ,. ---•------- ------ - -- ----- - ---CR 865/Bom la Bpach Rd 

120i5000 1-75 SR 93 1-75 CR 865/Bonita Beach Rd 1.0~9 CR 850/Corkscrew Rd 8.667 7.638 SIS 70 UA F D D D F D 2l·V OA 6 5.500 5 629 E 

12075()(1() 1-75 SR 93 1-75 CR 850/Corkscrew Rd 6 667 Alico Rd 12614 3.947 515 iO UA F D D F D 2i-,1 OA 5,500 5.655 E 

12075000 1-75 SR 93 1-75 Alice Rd 12.614 Termin•I .\ccess Rd 13.81H 1.270 SIS 70 UA F D D F D 2W W2A 6 7,500 5,IH2 C 

12075000 1-75 SR 93 1-75 Terminal Acce.s Rd 13864 Daniels Pkwv 16442 2.558 SIS 70 UA F D D F D 2W IVA 6 6,500 5,612 D 

12075000 1-75 SR 93/1-75 Daniels Pk.\\'\' 16.-142 SR 88-1 CR 884/Colonial Bh-d 20.ii2 4.330 SIS 70 UA F D D D F D 2W UA 6 s.son 5,337 D Near Ca acilv 

1!075000 1-75 SR 93/1-75 SR 884/CR fl84 Colonial Blvd 20]7Z SR 82/lmmokalee Rd 22624 1 652 SIS 70 U.-'. F D D D F D 2W DA 5,500 4.965 D Near Ca acil\' 

12075000 1-75 SR 93 1-75 SR.81 lmmckalE>eRd 226!4 Luck.ell Rd 24.139 1.515 SIS rincipal Arterh:11-lnterstal 70 UA F D D D F D 2W DA 6 5,500 5.071 D NeaTCa dell\' 

12075(){10 1-75 SR 93/1-75 Luckett Rd 24.139 SRBO 26(147 l.90R S IS 1rinci .11 Arterial-lnterstat 70 UA F D D F D 2W \VA 6 6,500 4.832 C 

12075()00 1-75 SR93 1-75 SR60 26,047 SR 78 CBavshore Rdl 28363 2.316 515 ;1J Arte..r inl .. loterstitl 70 UA F D D F D 2W WA 6 6,500 3.717 8 

12075000 1-75 SR93/J-75 SR 'i'S (B.tvshore Rdl 34138 5.775 SIS 'rind al Arleri,11-lnr,rs,h'lil 70 TA F F D 2W DA 4.2RO 2,634 B 
..::. 

12090000 51;, '1 . R A J, \RO ~1':F d J:udeu Or 1 .,.,~ 1.6l ~ " ~ inu~al lil UA I' ~, , L l \r. : •:-ti s.o (_ 

12090000 SR31 ARCADIA RD Old Rodeo Dr 1 640 CR 78/N River Rd Old HaYshore Rd 2670 1.030 SIS Minor Arterial oll RDA H C C u 2\\' \\'L WR 2 650 493 C 

12090000 SR 31 ARCADIA RD CR 78/ N Ri\'er Rd/Old BavshorL" Rd 2 670 Charlo tee Count,· Line 4M4 2.014 515 Minor Arterial 60 RDA H C C u :?.\V IVL WR 2 850 409 B 

12100000 SR 876 DANIEI.SPl--'WY IV of 1-75 7 247 E of Rest Area A D D D WR 3.171 2.662 C 

UOOCIIS6 !'st 5' MDll:IIIII & I U77 D £. 11 OR :.. C 

llllll01S2 C65 .. D E D WI. C: 

l2MI\S2 A D D Wit 4 C 

UIJ(e69 D E 0 ~ ~ C 

llOOIIISII 035 I) f. NSS2 u OR i &73 50 

12630000 CR765 Bl'RNT STORE RD 5R78 0000 Emh,rs Pkwv H D E E D 2W WL \\'R 2 1.250 720 C 

12630000 CR765 Bt.;Rl\'T STORE RD Embers Pk.w1· 1.ono Tro 1cana Pk,,·,· 2000 1 000 P.fino al Arlerjal~olher 45 \:A H D E I: 21\' WL WR 2 1,1\l!l 720 C 

12120000 TERMJN.~L .~CCESS RD 1-75 0000 Air ort Access I SOS 1.508 SC Mi nor A rterii'I 45 LA A D E D 21\' OL OR 4 2.000 1,299 C 

Legend 

Aggrcgoled segment Single count segment OFF System SIS Facility 

0 Futwe Model Volumes oblained from D1 Regional Planning J\fodel are found lo be leis lhan E,cisling AADT. 

Note; LOS Spreadsheet should be used as a planning level analysis tool. A detailed analysis is necessary to validate the actual operating conditions which may vary from this worksheet. Lee 5 of6 



YEAR 2018 LEE COUNTY LEVEL OF SERVICE SPREADSHEET -PEAK HOUR PEAK DIRECTION 

r=----~ ~ -• T- - - f.ot:.tl - .... -- ... -- - - ,-- -,-- ---T~- ~- ';' ~ --.. -:- -- - -- -----:--- ~ ~,-~, - i 2-,; y;;; 2024: (E+C) - - w.- -- 1 ... --~ ~ . --~- -- r-- .---- • --y-;;; 2040~~ = -- - - - - - - - ,.. ~ \ ,and.;;d [ ,.,~,i~g~ ~~~~~ 

I • I __ - --- ·- - -·-- -!, -- - .- - - -=------=-----=---=---2----- == ---- - - - - -1 , 
1 SNhon Ro11d Road rrom Vcom I l'o To Section TRIP J Thm LOS Peak Hour Peak Direction I nu,, T.OS Peak Hour Peak Direction I K n Ta •, 

,T 11 IT• I ?'- _--_----_::;-----;::--- , _..._ -----, - -- _________ .. -- r-~ - • -"":--- - ' 

l- N~· ., -~o. ~~ Na.me ~ .. - ___ _ _ _ _ _1 ~~.!_'-.. ·I ____ r- ... ~. ____ :__,_!-f.~ _•, _ _:~gth 1 ~~m~ l\~em~ lj t t!.e~ :.. __5~~-~~~~(.-- ~ l~~ J,- ~o:._ !'. L~t.>~~t. s~ ~,~~-? ~~ ~Yolum~ - ~":~ L~S..._,_M~~r~_":~e-, ,_ ~!od~ LOS j fartor_. 1 ~Fa~ u: .. ~~ 

12075000 1-75 SR 93/1-75 Collier Counlv Line O 000 CR 865/Bonila Beach Rd 1 029 1.029 D 

12075000 1-75 SR 93/1-75 CR 865/ Boni la Beach Rd 1 029 CR 850/Corl<><re" Rd 8.667 7 638 D 

120i5000 1-75 SR 93/1-75 CR BSD/Corkscrew Rd 8 667 Alica Rd 12614 3 9-!7 D 

12075000 1-75 SR 93/1-75 Alito Rd 12.614 Terminal Ac.:ess Rd 13884 1270 D 

12075000 1-75 SR 93/1-75 TPrminal Arcess Rd 13 AA4 Daniels Pkw\' 16 442 2.558 D 

]2075000 1-75 SR 93/1-75 Daniels Pkwv 16442 5R884/CR884/Colonial Blvd 20.772 4.330 D 

12075000 1-75 SR 93/1-75 SR 884/CR 884/Colonlal Bl1·d 20.772 SR 82/lmmokalee Rd 22624 1852 D 

12075000 l-i5 SR 93/1-75 SR 82/lmmokalee Rd 22 624 Luckell Rd !4139 1-515 D 

12075000 1-75 SR 93/1-75 Lucke!! Rd 24139 SRB0 260l7 1908 D 

12075000 1-75 SR 93/1-75 SR 80 26_0-!7 SR 78 (Ba1·shore Rd) 28 363 2.316 D 

12075000 1-75 SR 93/1-75 SR 78 (B;wshore, Rd) 2.R.363 Charlotee Count\' Line 34.138 5775 C - -
12090000 .SR31 ARCADIA RD SR80 D.000 Old Rodeo Dr 1.640 1.640 - 2 D 

12090000 SR31 ARCADIA RD Old Rodeo Dr 1 640 CR 78/N Ri1·er Rd/Old B.-·shore Rd 2670 1.030 1 C 

'12090000 SR31 ARCADIA RD CR 18/N Ri"er Rd/Old Bavshore Rd ! 670 Charlotee Counh· Line 4-684 2014 2 C 

12100000 SR 876 DANIELS PKWY IV of 1-75 7 •~7 E of Res! Area 7.760 0.513 D 

I.S 2 D 

6 D 

S.585 .. 1) 

l.ll00569 AU<n RI 6 D 

Union~ 0.1%1' J D 

12630000 CR 765 BURNT ,TORE RD SR 78 0.000 Emt-ers Pkw,· 1 000 1.000 Yes D 

12630000 CR 765 BL:KNTSTORE RD Ember.i Pkwv 1.000 Tron1rana Pk"\' 2.000 1.000 Yes 4 D 

12120000 TERMINAL ACCESS RD 1-75 0 000 Airport Access 1.508 1508 Yes D 

legend 

Aggregated segment Single counl segment OFFSy,tem SIS Facility 

•• future Model Volumes obliined fro.m 01 n,gional Planning Model are found lo be less lh.an Exisliilg AADT. 

Note: LOS Spreadsheet should be used as a planning level analysis tool. A detailed analysis is necessary to validate the actual operating conditions which may vary from this worksheet. 

5.500 5.967 D s.soo 

5,500 5.967 E D 5.500 

5,500 5,981 E D 5.500 

7,500 6,B9 C D 7.500 

6,500 6,B9 D D 6.500 

5.500 5.499 D D 5,500 

5,500 5.071 D D 5.500 

5.500 5.204 D D s.soo 

6,500 4.933 C D 6,500 

6,500 3,791 B D 6.500 

4.2RO 2,726 C 4,280 

970 610 C D 970 

850 523 C C ASO 

850 460 C C 850 

3.171 3,115 D D 3,171 

540 IU C :I. D 5110 

I.OS C " ,_ , ..... C D 1--

1.4%1 C 0 

( D 

3.240 802 B D 3,240 

3.240 1!112 D 3,240 

2,(l(l(J 1.446 C D 2.000 

7,960 

7.960 

7,960 

8 561 

8.561 

6,966 

6,321 

6,538 

6, 144 

4 706 

3.380 

739 

601 

570 

3,961 

IZ7 ..... 
l.oSI 

61 

960 

960 

1.663 

F 

F 

F 

F 

I 
F 

F 

F 

D 

C 

C 

C 

C 

C 

F 

C 

C 

C 

C 

t 

B 

B 

C 

5.976 

5,976 

5,147 

5.671 

5,671 

4,805 

4.811 

4,836 

4,631 

4,0l9 

3.02~ 

1,343 

1,507 

1,658 

4,161! 

I ft.I 

Ll,69 

1.342 

1.342 

2.S21l 

E 900% 10.40'1,; 

E 900% 5900•; 1040% 

D 9.00% 59.oo·o 10.20% 

C 9.00~ 5900'• 830'!1 

D 900%, 59 oo:, 8.30% 

0 900'l:. 59.00'., 1230% 

D 9(10% 59.00 .. 11501' 

D 900'1. 59 00'• 13.00'1. 

C 900% 59.00', 1340% 

B 900% 59.oo~• 

B 9.50% 59.00', 16.001' 

9. 0i 'I. 55.20% 1977~ 

E 950'1. SSW':. 26_90~ 

F 9.50'1. 5410~ 269!1 .. 

F 9.00% 53 300:. 300% 

C ,.cm. 
C 

C !!IIIS 

C 

C 55.20"-

B 900% 53_30-. 9.00% 

9.00% 53.30', 900% 

f 900'l, 5330"- 1480'), 
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GOAL 20 - BUCKINGHAM 

COMMUNITY PLAN 

POLICY 20.2.1 



POLICY 19.8.3: Lee County will work with the Boca Grande Historic Preservation Board and 
the community of Boca Grande in reviewing the design parameters applicable to the Historic 
District of Boca Grande to ascertain whether additions, modifications, or deletions need to be 
considered. (Ordinance No. 05-19, 18-18) 

POLICY 19.8.4: Lee County will investigate additional fiscal and tax incentives to preserve the 
economic viability of the Historic District of Boca Grande. (Ordinance No. 05-19) 

POLICY 19.8.5: Lee County will preserve the historic village character of the commercial 
sector of Boca Grande by adhering to the criteria of the Design Guidelines Manual for the Boca 
Grande Historic District. Lee County will support efforts of the Boca Grande community to 
modify site and design regulation within the Boca Grande Historic District to include commercial 
signage and other design components or uses that are not in keeping with the historic elements of 
the existing community character on Gasparilla Island. (Ordinance No. 05-19) 

POLICY 19.8.6: Lee County will work with the Boca Grande Historic Preservation Board and 
the community to review the build-back regulations to ascertain whether modifications need to be 
undertaken in order to restore historic features in the event of catastrophe. If necessary, 
regulations to allow designated historic resources to be reconstructed will be adopted. (Ordinance 
No. 05-19) 

OBJECTIVE 19.9: ECONOMICS. To preserve and promote the economic health of the Boca 
Grande Community Plan area while not expanding the amount of commercial property on the Island 
in accordance with the GICDA. (Ordinance No. 05-19, 18-18) 

POLICY 19.9.1: Lee County will support efforts by the Gasparilla Island Bridge Authority 
(GIBA) to secure funding for the repair and maintenance of the bridges connecting Gasparilla 
Island to the mainland. (Ordinance No. 05-19, 18-18) 

POLICY 19.9.2: Lee County will support efforts to preserve, maintain, and enhance the beaches 
of Gasparilla Island. (Ordinance No. 05-19, 18-18) 

POLICY 19.9.3: To ensure Boca Grande's economic health, Lee County will support the 
preservation of historic businesses and commercial structures. Support may include historic 
preservation grants and development regulations which will encourage mixed use buildings. The 
Gasparilla Inn is an example. (Ordinance No. 05-19, 18-18) 

GOAL 20: BUCKINGHAM COMMUNITY PLAN. Manage the future growth in the Buckingham 
Community Plan area; to preserve the existing rural and agricultural land use pattern; to diversify the 
choice of housing for Lee County by maintaining and enhancing the historic and rural character; and to 
protect the unique historical and environmental resources in the Buckingham Community Plan area. 
(Ordinance No. 91-19, 93-25, 94-30, 10-15, 18-18) 

OBJECTIVE 20.1: LAND USE. Land uses in the Buckingham Community Plan area will be 
developed in a manner that is consistent with the rural and agricultural land use pattern. (Ordinance 
No. 00-22, 10-15, 18-14, 18-18) 

POLICY 20.1.1: No property within the Buckingham Community Plan area will be rezoned to 
RVPD. (Ordinance No. 00-22, 10-15, 18-18) 
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POLICY 20.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham 
Community Plan area. With the exception of the uses and the property identified in this policy, 
no new commercial development will be located outside of this commercial node. All new 
commercial developments in the node are required to provide a minimum of 30% open space. 
This commercial node is described as those lands 300 feet eastward from the easterly right-of
way of Buckingham Road and lying between Cemetery Road and a point 300 feet north of the 
intersection of Buckingham Road and Orange River Boulevard. Commercial uses permitted in 
agricultural zoning districts, such as Feed and Tack stores, are allowed outside of the commercial 
node if appropriate zoning approval is granted. Commercial boarding stables throughout the 
Rural Community Preserve will be allowed to give lessons and clinics if lawfully existing or 
appropriate zoning approval is granted. Commercial uses are permitted on the property zoned C
l located at 9140 Buckingham Road. (Ordinance No. 94-30, 98-09, 00-22, 10-15, 18-18) 

POLICY 20.1.3: Except for those clustered areas approved in accordance with Policy 20.1.5, all 
lots created in the Rural Community Preserve future land use category must have a minimum area 
of 43,560 square feet, unless a Minimum Use Determination has been issued. Calculation of lot 
size must exclude any road right-of-way or easement areas, water management areas, and natural 
water bodies. (Ordinance No. 00-22, 10-15, 18-18) 

POLICY 20.1.4: Bonus density is prohibited in the Rural Community Preserve. (Ordinance No. 
10-15, 18-18) 

POLICY 20.1.5: Clustering of residential development in the Rural Community Preserve 
requires residential planned development (RPD) zoning. Density in clustered developments will 
be based on upland acreage. Dwelling units must be located away from the property boundaries. 
Clustering ofresidential development is limited in the following fashion: 

Buildings must be set back a minimum of 100 feet from the RPD boundary. 
• The RPO must have a minimum of 10 acres in order to cluster homesites. 
(Ordinance No. 10-15, 18-18) 

POLICY 20.1.6: When possible, residential development adjacent to the Rural Community 
Preserve future land use category should make appropriate transitions to the Community Plan 
area with a graduated increase in density as development moves away from the Rural Community 
Preserve future land use category boundary. Appropriate buffers will be established for projects 
adjacent to the Rural Community Preserve future land use category boundary during the rezoning 
process. (Ordinance No. 10-15, 18-18) 

POLICY 20.1.7: To preserve the shoreline, a 50 foot setback is required from the Orange River. 
The setback will be measured from the mean high water line or from the top of bank of the 
Orange River, whichever is further landward. Docks are exempt from this setback requirement. 
(Ordinance No. 10-15, 18-18) 

POLICY 20.1.8: The owner or agent of any rezoning or special exception request on property 
within the Community Plan area boundary or on property with existing or proposed direct access 
to Buckingham Road, must hold one public information meeting in accordance with Policies 
17.3.3 and 17.3.4 prior to the application being found sufficient. (Ordinance No. 18-18) 

OBJECTIVE 20.2: TRANSPORTATION. To use context sensitive design, appropriate to Future 
Non-Urban Areas, for roadway improvements. For purposes of this objective, improvements related 
to bicycle, pedestrian and equestrian facilities or safety improvements, including but not limited to 
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intersection and turn lane additions or improvements, will not be deemed an expansion of the 
roadway. (Ordinance No. 94-30, 99-15, 00-22, 10-15, 18-18) 

POLICY 20.2.1: Future multi-lane expansions within the Buckingham Community Plan area 
will be limited to the four-laning of Buckingham Road (except for the portion of Buckingham 
Road that is encompassed by the Luckett Road Extension). All other existing roadways within the 
boundaries of the Buckingham Community Plan area will remain in their two-lane configuration. 
This policy does not include bicycle, pedestrian and equestrian facilities or safety improvements. 
Prior to adding any multi-lane expansions of Buckingham Road to the schedule of capital 
improvements, one public meeting after 5:00 p.m. regarding the proposed road expansion must be 
held in accordance with Policies 17.3.3 and 17.3.4 .. (Ordinance No. 10-15, 18-18) 

POLICY 20.2.2: Future extensions of roadways into or through the Community Plan area will be 
limited to the Luckett Road Extension on the alignment and in the configuration as adopted by the 
Board of County Commissioners on June 3, 2008. Any proposal to further change the adopted 
alignment of the Luckett Road Extension will require analysis and public input with at least one 
public meeting in accordance with Policies 17.3.3 and 17.3.4. The analysis must consider the 
feasibility of locating the alignment as far south as possible, starting east of Pangola, in order to 
skirt the Buckingham Community Plan area. In addition, specific roadway extensions are 
prohibited as follows: 

1. The extension of State Road 31 south of the Orange River is prohibited. 
2. The extension of Ellis Road is prohibited. 
3. The extension of Staley Road to State Road 82 is prohibited. 
4. The extension and connection of Long Road to Ellis Road is prohibited. 
5. No new east/west collector roadways will be planned or built within the Rural Community 

Preserve. 
(Ordinance No. 10-15, 18-18) 

POLICY 20.2.3: Identify issues, propose options, and develop a plan directed at improving 
safety on roads, limiting the negative effects of traffic, and improving the overall functionality of 
roads within the Buckingham Community Plan area to the extent practicable and consistent with 
the balance of applicable policies. (Ordinance No. 10-15, 18-18) 

OBJECTIVE 20.3: PUBLIC FACILITIES AND UTILITIES. To maintain the rural character of 
the Buckingham Community Plan area with the provision of public facilities and utilities appropriate 
for Future Non-Urban Areas. (Ordinance No. 00-22, 03-19, 10-15, 18-18) 

POLICY 20.3.1: In order to discourage unwanted urban development, central sewer lines will 
not be extended into the Buckingham Community Plan area, except to the areas identified by Lee 
Plan Map 7 as Future Sanitary Sewer Service Areas, the existing Resource Recovery Facility, the 
adjacent Lee County Parks and Recreation Facility, and any future public facility. Under no 
circumstances will the availability of central sewer lines be accepted as justification for a density 
or intensity increase, or reduction of lot size requirements (except as provided in Policy 20.1.5), 
within the Rural Community Preserve. (Ordinance No. 10-15, 18-18) 

POLICY 20.3.2: Central water lines may be extended along roads of the Buckingham 
Community Plan area upon request of property owners, with extension and connection fees paid 
by the person(s) receiving the water service. The county may also extend central water lines 
through the Buckingham Community Plan area, if necessary. Connection to this expanded water 
service network will be on a voluntary basis. Under no circumstances will the availability of 
central water be accepted as justification for a density or intensity increase, or reduction of lot 

Future Land Use 11-69 May 2019 



TRIP GENERATION EQUATIONS 



2 

Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 
On a: Weekday 

Setting/Location: General Urban/Suburban 
Number of Studies: 159 

Avg. Num. of Dwelling Units: 264 
Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

9.44 

Data Plot and Equation 

20,000 

15,000 

<I) 

-0 
C: 
UJ 
a. 
~ 
II 
I-

10,000 

5,000 

Range of Rates 

4.81 - 19.39 

X 

Standard Deviation 

2.10 

./ 

X 

00!"""------=50::-::0,-------,-1,""oo"'o------,-1-=,50=-=o=-----:2=-:,o""'o,:-o -----=-2,==50,.,,.0---....... 3-=J.,ooo 

X StudySlte 

X= Number of Dwelling Units 

Fitted Curve 

Rtted Curve Equation: Ln{T) = 0.92 Ln(X) + 2.71 

Trip Generation Manual 10th Edition• Volume 2: Data• Residential (Land Uses 200-299) 

Average Rate 

R'= 0.95 



Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 
On a: Weekda~ 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 
Number of Studies: 173 

Avg. Num. of Dwelling Units: 219 
Directional Distribution: 25% entering, 75% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

0.74 

Data Plot and Equation 

I 
.e
i= 

2,000 

1,500 

~ 1,000 

500 

X StudySlte 

X 

500 

X 

1,000 

Range of Rates 

0.33 -2.27 

X 

X 

1,500 

, 
, , , 

X= Number ofDwelling Units 

Fitted Curve 

Fitted Curve Equation: T = 0.71 (X) + 4.80 

2,000 

Standard Deviation 

0.27 

2,500 

Average Rate 

R'= 0,89 

X 

3,000 

Trip Generation Manual 10th Edition • Volume 2: Dala • Residential (Land Uses 200-299) 3 
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Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 
NumberofStudies: 190 

Avg. Num. of Dwelling Units: 242 
Directional Distribution: 63% entering, 37% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

0.99 

Data Plot and Equation 

2,500 

2,000 

1/l 
,;;, 
C: 
w 
a. 
~ 1,500 
II 
I-

1,000 

X 

500 

500 

X StudySite 

1,000 

Range of Rates 

0.44 - 2.98 

X 

X 

1,500 

X =Number of Dwelling Units 

Fitted Curve 

Fitted Curve Equati~n: Ln(T) = 0.96 Ln(X) + 0.20 

2,000 

Trip Generation Manual 10th Edition• Volume 2: Data• Residential (Land Uses 200-299) 

Standard Deviation 

0.31 

2,500 

Average Rate 

R'= 0.92 

3,000 



LEGAL DESCRIPTION 
OF APARCELLYINGIN 

SECTIONS 32 & 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, 

NOTES: 

LEE COUNTY, FLORIDA 

LEGAL DESCRIPTION: 
A PARCEL OF LAND LYING IN THE STATE OF FLORIDA, COUNTY OF LEE BEING A PORTION OF SECTIONS 32 
AND 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGIN AT THE SOUTHEAST CORNER OF SECTION 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S.89.06'45''W. ALONG THE SOUTH LINE OF THE SOUTHEAST QUARTER OF SAID SECTION 
33, FOR A DISTANCE OF 2647.49 FEET TO THE SOUTH QUARTER CORNER OF SAID SECTION 33; THENCE 
S.89.06'35'\Y. ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33 FOR A DISTANCE 
OF 2647.39 FEET TO THE SOUTHWEST CORNER OF SAID SECTION 33; THENCE N.00•55'24"W. ALONG THE WEST 
LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 1329.88 FEET TO THE 
NORTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 33; THENCE 
S.89.35'38'\Y. ALONG THE SOUTH LINE OF THE NORTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 
32, TOWNSHIP 43 SOUTH, RANGE 26 EAST, FOR A DISTANCE OF 977.91 FEET TO THE SOUTHEASTERLY 
RIGHT-OF-WAY LINE OF BUCKINGHAM ROAD., A 60' RIGHT-OF-WAY; THENCE N.24.23'07"E. ALONG THE 
SOUTHEASTERLY RIGHT-OF-WAY LINE OF BUCKINGHAM ROAD, FOR A DISTANCE OF 2286.44 FEET TO A POINT 
ON THE WEST LINE OF THE NORTHWEST QUARTER OF SAID SECTION 33; THENCE s.00·55'26"E. ALONG THE 
WEST LINE OF THE NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 81.43 FEET TO THE 
NORTHWEST CORNER OF THE SOUTH HALF OF THE SOUTH HALF OF THE NORTHWEST QUARTER OF SAID 
SECTION 33; THENCE N.89'04'22"E. ALONG THE NORTH LINE OF THE SOUTH HALF OF THE SOUTH HALF OF 
THE NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 1498. 70 FEET TO THE SOUTHWEST 
CORNER OF THE EAST HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER 
OF THE NORTHWEST QUARTER OF SAID SECTION 33; THENCE N.00'47'24"W. ALONG THE WEST LINE OF THE 
EAST HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF THE 
NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 662.27 FEET TO A POINT ON THE PLATTED 
BOUNDARY LINE OF PORTICO PHASE I, RECORDED AS INSTRUMENT #2006000411756, OF THE PUBLIC RECORDS 
OF LEE COUNTY, FLORIDA; THENCE N.89'09'28"E. ALONG SAID LINE, FOR A DISTANCE OF 1167.05 FEET; 
THENCE S.00·39•01 "E. ALONG SAID PLATTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1321.78 
FEET TO THE CENTER OF SAID SECTION 33; THENCE S.88'59'10"W. ALONG SAID PLATTED BOUNDARY OF 
PORTICO PHASE 1, FOR A DISTANCE OF 1334.18 FEET; THENCE S.00'56'52"E. ALONG SAID PLATTED BOUNDARY 
OF PORTICO PHASE 1, FOR A DISTANCE OF 1331.03 FEET; THENCE N.89'02'54"E. ALONG SAID PLATTED 
BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1988.34 FEET; THENCE N.00' 41 '08"W. ALONG SAID 
PLATTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1333.38 FEET; THENCE N.ss·59• 1 O"E. ALONG 
SAID PLATTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1980.58 FEET TO THE EAST QUARTER 
CORNER OF SAID SECTION 33 AND A NORTHWEST CORNER OF PORTICO PHASE IIA, RECORDED AS INSTRUMENT 
#2019000293574, OF SAID PUBLIC RECORDS; THENCE S.00'47'28"E. ALONG THE EAST LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 33 AND THE WEST LINE OF SAID PORTICO PHASE IIA, FOR A DISTANCE 
OF 2670.74 FEET TO TIHE POINT OF BEGINNING. 

PARCEL CONTAINS 15,018,447 SQUARE FEET, OR 344.78 ACRES, MORE OR LESS 

1, BEARINGS ARE BASED ON THE SOUTH LINE OF 
THE SOUTHEAST QUARTER OF' SAID SECTION 33, AS 
BEING S.89'06'45"W. 

2. DISTANCES ARE IN FEET AND DECIMALS THEREOF. 

3. PARCEL IS SUBJECT TO EASEMENTS, 
RESERVATIONS OR RES1RICTIONS AND 
RIGHT-OF-WAYS (RECORDED ANO UNRECORDED, 
WRITTEN AND UNWRITTEN), METRON 10970 S, CLEVELAND AYE, 

SUITE 6605 

4. THE STATE PLANE COORDINATES SH0\"111 HEREON 
ARE IN FEET, FLORIDA WEST ZONE, NORTH AMERICAN 
DA TUM OF' 1983 (1990 ADJUSTMENT) BASED UPON 
CONTINUOUSLY OPERATING FLORIDA PERMANENT 
REFERENCE NETWORK (FPRN) STATIONS MAINTAINED 
BY THE FLORIDA DEPARTMENT OF' TRANSPORTATION. 

SURVEYING & MAPPING, LLC 
LAND SURVEYORS•PLANNERS 

LB#7071 
nL.E MAME: 

148790VERALL,dw 
flW> BOOK/PAGE: 

SEE FlLE 
llOIIBIT ~m DRAWN BY: 

5/06/2020 BUD 
CKECKED BY: 

DJO 

FORT MYERS, Fl.ORIDA 33907 
PHONE: (239) 275-6575 

FAX: (239) 275-6457 

www.metronfl.com 

SHEET: 

..LOF..L 
f1lE NO. (S•l•R) 

33-43-26 
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LEGAL DESCRIPTION 
OF AP ARCEL LYING IN 

SECTIONS 32 & 33, 
TOWNSHIP 43 SOUTH, RANGE 26 EAST, 

LEE COUNTY, FLORIDA 

SUBJECT PROPER1Y 
344.78 ACRES, 
MORE OR LESS 

NOTES: 
1. BEARINGS ARE BASED ON THE SOUTH 
LINE OF THE SOUTHEAST QUARTER OF 
SAID SECTION 33, AS BEING 
S.89"06' 45 "W. 

2. DISTANCES ARE IN FEET AND 
DECIMALS THEREOF. 

3. PARCEL IS SUBJECT TO EASEMENTS, 
RESERVAllONS OR RESTRICllONS AND 
RIGHT-OF-WAYS (RECORDED AND 
UNRECORDED, WRITTEN AND UNWRITTEN). 

4. THE STATE PLANE COORDINATES 
SHOWN HEREON ARE IN FEET, FLORIDA 
WEST ZONE, NORTH AMERICAN DA TUM 
OF 1983 (1990 ADJUSlMENT) BASED 
UPON CONllNUOUSLY OPERATING 
FLORIDA PERMANENT REFERENCE 
NETWORK (FPRN) STATIONS MAINTAINED 
BY THE FLORIDA OEPARlMENT OF 
TRANSPORT A TIDN. 
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BUCKINGHAM 345 ACRES OVER ALL 
TITLE: SKETCH OF DESCRIPTION 
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SUITE #605 
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This instrument prepared by or under the supervision of 
(and after recording should be returned to): 

Name: Ricardo L. Fraga, Esq, 
Address: Greenberg Traurig, P.A. 

1221 Brickell Avenue 
Miami, Florida 33131 

Parcel ID No. 33-43-26-00-00003.0000 

lNSTc< # 6486666 
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(Space Reserved for Clerk of Court) 

SPECIAL WARRANTY DEED 

THIS DEED, made as of the ~day of September, 2004, by BUCKINGHAM 
DEVELOPMENT, L.L.C., a Florida limited liability company, ("Grantor"), whose post 
office address is 8045 N.W. 155th Street, Miami Lakes, Florida 33016, to LEE COUNTY 
HOMES ASSOCIATES I, LLLP, a Florida limited liability limited partnership whose 
mailing address is 1401 University Drive, Suite 200, Coral Springs, Florida 33071, ("Grantee"). 
Wherever used herein, the terms "Grantor" and "Grantee" shall include all of the parties to this 
instrument and their successor and assigns. 

WITNESSET H: 

That Grantor, for and in consideration of the sum of Ten And No/100 Dollars ($10.00) 
and other valuable consideration to said Grantor in hand paid by said Grantee, the receipt 
whereof is hereby acknowledged, has granted, bargained and sold to the Grantee, and Grantee's 
successors and assigns forever, the following described land, situate, lying and being in Lee 
County, Florida, to wit: 

East 1/2 of the Northwest 1/4 of the Southeast 1/4 of Section 33, Township 43 
South, Range 26 East, all in Lee County, Florida. 

Subject only to: 

1. Agreements and reservations of record, without reimposing same. 

2. Real Estate Taxes for the year 2004 and subsequent years. 

TO HA VE AND TO HOLD unto Grantee and Grantee's, successors and assigns in fee 
simple forever. 

Book4465/Page2417 
Page 1 of 3 



AND Grantor does hereby specially warrant the title to the Property subject to the 
foregoing matters, and will defend the same against the lawful claims of all persons claiming by, 
through, or under the Grantor and no others. 

[Signature on next page.] 

2 
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IN WITNESS WHEREOF, Grantor has signed and sealed these presents the day and 
year first above written. 

Signed, sealed and delivered 
in the presence of: 

(Signature of Witness) 

~~ ~ C,~"-. a,.__ 
(Printed Name of Witness) 

./ , ~_-;.-~--~ ~/ 

-~ (Signature of Witness) 

(Printed Name of Witness) 

STATEOF ¥~~ 

COUNTYO~ 

) 
) SS: 
) 

BUCKINGHAM DEVELOPMENT, 
L.L.C., a Florida limited liability 

comp~ny 

fl¥" - ;t' ~.____. - EdJlfCLer~ 

The foregoing instrument was acknowledged before me this ~ day of September, 
2004, by Eddy Garcia, as Manager of BUCKINGHAM DEVELOPMENT, L.L.C., a 
Florida limited liability company. He is personally known to me or have produced 
~~ -¥,'tl:l .,:::, If\ , as identification. 

My commission expires:~~ \ 6- 800 S 

::ODMA \PCDOCS\MIAMI\ 1588282\ I 

3 

Book4465/Page2419 

NOTARY PUBLIC 

~~ ~ ~ ~ 
Notary Public, State of ~ a...._ At Large 

'y\>,~0-:~ )-{._ ~ 
(Printed Name of Notary Public) 

Commission No. 

[NOTARY SEAL] 

J:.-' .-\ Marta D Gan:la 
, ~ • My Commlulon 000331124 
C'I ExplresJune18,2006 

Page 3 of 3 
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SECTION 704.05 FLORIDA sT.-.llJT[S RECORDm AS OfJlCl,\l RECORDS 
8()()1{ 1093, PACE 485, AS CONVEYED BY M[SNE INSTIMlENTS 
INCLUDING TH05£ RECORDCD IN UISCaLAN[OIJS BOOK 35, PAGE 108, 
OfllClAl RECORDS BOOK 4516, PACE 2118. ANO 0-rlOAL R[C()ffl)S 
INSTRUMEHT NUIABERS 200900005\265, 2009000147969, 
200!il000147Q70. TOCE'Tl1£R 1111TH RIGHTS Of "1lY PARTIES CLAIMING, BY, 
f)lROIJGH OR UNDER THE HotDERS OF SAID l,tlNERAl. RIGl·ITS. INCLUDING 
RIGHTS Of CALUMET SUNNII.AND, LLC (NOW KNO'M4 AS BROTBURN 
FLORIDA LLC) UNDER THE OIL. GAS At-ID MINERAL LEASE RfCOROEO 1N 
OfflClAL RECORDS BOOK 270, PAGE 323, (lHABl[ TO RECOVER flilOM 
Q£RK Of COURTS ONLINE) AS OISQ.OSEO BY ANO ASSIGNED BY THE 
DEED AND GENERAL CON'w{)'At-1C£ RECOODED AT OfFlOAL R[COODS 
INSmUMENT NUMBER 2007000178605, (REFERS TO D.R. 270, PG 323) 
A'IO ITS \IORTGA.GEES AND ASSIGNEES. (Af"F'ECTS PORTIONS Of' THE 
PROPCRTY AS SHO°M'I H(R[ON) 

!•6J MATTERS SET FORlH IN LEE COUNTY ORDINANCE No. 66-14 
PERTAINING TO GARBAGE AND SOUD WASTE ca.u:cnON RECORDED IN 
OfllOAl. RECORDS 80()( 2189, PACE 3281. AS AMENO£D BY 
OROINANC£ No. 66-38 RECORO[O IN OfTICIAL RECORDS 90()1( 2189. 
PAGE 3:Jl4. (AFF£CTS PROPERTY. BLANKET IN NATURE) 

1•71 TERIJS, COVENANTS, CONDITIONS AND OtllER MATTERS CONTAINED 
IN tllE STIPLJL.ATED S£TllD.IENT AGRUUOO BETWEIN THOMAS GOftE, 
TRUSTEE ANO .ESSE C. HUNTER, CT AL RECOflO[D IN OfflCIAt. 
RECOROS 800K 2730, PAGE 1414. (AJTECTS POftllONS Of THE 
PROP£RTY AS SHO'Mi HEJIEOH) 

t:tR~t~~sy fil ~~~TYIN o~~~!~T ~~~~~~ ~~OIW[O 
AT omaA.L R[COROS INSlRUl.l[NT NUtJBLR 200900001612]. (AfTECTS 
PROPERTY, 8LANK.(T 11'1 NATUI\E) 

P.O.B, 
FQ,14",4• 

~J: ,.c" 

NOTES: 

LOCATION MAP 
NOTTO SCALE 

SURVEY BAstD lHE LECAl. DESCRIPTION AS SHOVIN, A Till£ R£PORT BY OUCA.GO TITI.r 
INSURANCE COUPA.NY, OROCR No. 83303-ta. THE PLAT OF POftTICO PHASE I, lH[ PLAT Of" 
PORTICO PHAst hA. Of THE PU6UC RECORDS Of" llE COUNTY, F\.ORIOA ANO OOSTING 
WONUMENTATION. 

BEARINGS AR[ BASED OH STATE PLANE COORDINATES N-10 TH[ PLAT Of PORTICO PHASE I, 
RtCOROEtl -'S INSlRUMENl f206000411756, P\JBUC RECORDS OF LEE COUIH'I', Fl.ORIDA. 

PARC[\. U[S WITHN Fl.000 ZONE 'AE', HA..,NG A BASE nooo El.£VATION 9 .0 H.A.V.O. 
(NORlH ,'J,IERIC.t.N VERTICAL OArulA 1988) A.NO nooo ZONE " )(" HA...,NG NO BASE Fl.000 
[l[VATION, PER FLOOO lt.'SURANCf'. RATE MAP (FlRM) 125124 OJOY. 125124 OJO•r , 12.5124 
Ol11r ANO 12512• 0312f", AU. HA\tNC AN ETT!Cll\£ DA.TC Of' AUOOST 26. 2008 ANO THE 
FEDERAL EIJ[RGEHCY' UAHAGEMEHT AGCNCY (ffMA) IIIDISITE. 

TH[ r .E.M.A. nooo ZONE INf"OfWATION IHOICAT£0 HEREON IS BA.SlO ON UAPS SUPPUED 
BY T>l[ fft:ERAL GOVERNMENT. THIS FLOOD INrORMA.TIOII MUST er VERIFIED 'MTH AU. 
PtRMlmNG R[GVLATQRY ENTITIES PRIOR 10 Cot.41.1ENCIHG ANY WORI,; OR APPLICATION 
OU'rHOENT ON SAID fl.000 JNrORl.tATION. 

IRON ROOS ·scr ARE 5/8- X 1s· R£8AA ""™ ORA>IGC CAP BtARING CORPORATION NO. 
7071. 

ADJOINING l'IFOftUATION ~RE TAl<EN ROM THE LIE COUNTY PROPERTY A:1PRAISE.RS 
"""TE. 

UNOCRGAOUNO IMPRO...o.AENTS, ununES A'ID/OR rOUNOATIONS W£JIE NOT LOCATED UNllSS 
OlliERWIS£ NOTED. 

'IOl>.NDS. If ANY. 'l'ICRE NOT LOCAT£0. (flET\.ANDS SHO'Mi 'lll{R£ LOCATED BY OlHERS 
ANO PROVIDED BY CUENl} 

THIS PLAT PREJ>Aft[O AS A 30UNOfflY SJJR~ MD IS NOT INTCl'fOEtt TO O~EATE Tl1E 
..l/RISOICTION OR .pJRISOICTIOOAL AREAS or ANY fil)[RA.l. STATE. REGION"1. OR LOCAL 
AGENC Y, BOARD, COfJI.IISSIOH OR OTHER OHlTY. 

DA.TE OF lA'S1 AUD WORl(; J/13/2020. 

LEGAL DESCRIPTION: 
A PARCO. Of I.AHO LYING IN THC STATE Of" FlORIOA. COUtlTY Of" l.[[ em;c A PORTION Of 
SECTIONS 32 AND 33. TOWNSHIP •3 SOUTH, RANCE :16 EAST, BEIHC MOR[ PARTICUURLY 
OCSCRIBED AS f OU.OWS, 

BEGIN AT THE SOUTH£AST CORN[R OF SEcnoH 33, TOWNSI-IIP 43 SOUTH, RANCE 26 CAST, 
t£E COUNTY. flORlllA: THENCE RUN S.89'06'•5'W. Al.ON(; THE SOUTH LINC Of" THE 
SOUTHEAST OUARTER Dr SAID SECTION 33, fOR A DISTANCE or 2647.'9 FttT TO THE 
SOUlH DI.WI~ CORNER Of" SAJO SECTION 33: TltOICE S.B9'06'35-W. ALOHC f}l[ SOUTH 
UN[ or lliE SQUTliWEST QUARTER Of SAID S[Cf"IOH 33 fOR A DISTANCE OF 26•7 .J9 f!ET 
TO TH[ SOUTHWE'ST CORNER Of" SAID SECTION ": THENCE N.OO'S6'24'W. ALONC THE WEST 
l.liE OF THE SOUTHW[ST OUAATER OF SA.JO SECTION 3.l. f"OR A DISTANCE Of 1329.M fEET 
TO f}lE NORTHWEST CORNER or Tl![ SC>\JTlMfil OUAATER OF THE SO\ffi4WCS1 QUARTUI: or 
SECTION l3; THENCE S.8!il'J5 'l8"W. Al.ONG THE SOUTH LINE Of" THE NC>RTMEAST QUARTER Of 
THE SOl/THEAST OUARTER Of" SECTIOtl 32, TOWUSHP 4J SOUTH. RANG£ 215 DST, f"OR A 
DISTANCE OF 977.91 f"EET TO THE S0UrnEAST£RLY RICHT-OF-WA.Y UN[ OF Bl.lCKINCHALI 
ROAD. , A 60' RIGHT-Of-WAY'; THENCE N..24·23•07"'[. ALONG THE SOUTH£>.STERLY 
RIGHT-Dr-WAY UH[ Of BUCKINGHAM ROAD .. FOR: A tllSTANCE OF 2286.•4 FEET TO A. POINT 
0.'I THE WEST LINE Of' TH£ NOfmfWEST OUARTER Of" SAID SECTION Jl: THCNct 
S.00'56'215"'E. ALONC lH[. WE:sT U>IE Of Th[ NORlHWEST OUAATtR Of" SAID SECTION J3, 
f"OR A DISTANCE Of" 51.4.l FUT 10 THC NORTH'WESf CORNER or THE SOUTH HALF Of" Tl-IE 
SOUTH HAlf" Of f}l[ NORTHWEST OUAA'J!R Of" SAID S.:CTIOH 33; THENCE N.8'9'04"22"£. 
ALONG THt NORTH UN[ OF 111[ SOUTH HALF Of Tt1E SOUTH HALf Of THE NORTHWtST 
QUARTER OF S>JO SECTION JJ, f"OR A OtSTANCC OF 14115.70 f"E[T TO THE SOVTHWtST 
CORIIER OF THE EAST HAl.f Of TH£ W£5T tW.f Of THE liORTHWEST OlWOER OF 1HE 
SOUTHEAST OUARl£fl Of THE NORTHWEST 0ll'AA1ER OF SA.10 SECTION J l : THENCE 
N.0047'2.4"\Y. Al.mm THE WEST UN[ Of THE EAST HAlf Of TH£ WEST HALF OF 1H[ 
NORTHWEST QUARTER Of" T>lE SOUTHEAST OUAKIEfl Of THE N!lRTHWCSt OUAAJ[R Of SAID 
SECTION "· FCR A DISTANCE OF 662.27 f"EET TO A ;,o1m OH THE PLATTED BOUNOARY LINE 
Of" PORnco PHASE ' · R£CMOED AS INSTRUUENT f2006000411756, OF" 1HE PUIHJC RECO~OS 
or L!E COUNTY, Fl.ORJOA: THENCE N.89'09'28-r. ALOHC SAID UtlE. roR A OlSTANCE Of 
1167.0S FtET: THENCE S.OO-J9'0t"C. ALONG SAO PlAJTW BOUNDARY OF PORTICO PHASE 1, 
r<>R A OISTA.'fCE Of 1321 .78 f"E£T TO THE CENT£fl Of SAID SECllON 33; f}lo«:E 
S.6&'59'10"W, N..0NC SAID PLATTED BOUN!Wn' OF PORTICO PHASE 1, FOR A Ol$TAN(: [ OF 
1ll4.IB f'ITT: THENCE S.00-56'S.2"E. ALONG SAID PLATT[O BOUNOAA'I' Of PORTICO PKAS£ 1, 
FOR A. DISTA.'«:E OF 1331.0:J fEIT; lttENCE N.89'02'5•"E. ALONG ~D PLATT[!) BOUNDARY 
OF PORTICO PH-\SE I, FOR A OISTANCE OF 1968.34 f"EET; TliENC[ N.00-•1'08'W. ALOHC 
SAID PLATTED BOUNDARY OF POROCO PHASE I, fOR A OISTA>ICE or 13JJ.38 FtET: ntafC( 

N.88'59'10-C. Al.01'\G SAJD PlATTm OOVNONrt OF PORTICO PHASE 1, FOR A DISTANCE OF 
19B0.58 fEET TO THE EAST OUARTER CORNER Of SA.ID S£CHON 33 ANO A NORTHWEST 
CORN[R Of" PORTICO PHASE P., RECORDED lo INSTRl.'MOIT 12019000293574, OF SAID 
PUBLIC RECORDS; THENCE S.00'-47'28"E. Al.ONG THE EAST UNE Of TI-I[ SOOTHE.AST QUARTER 
OF SAJD SECTIO~ 33 AND THE WESl' UNE OF SAID POlmCO PHASE 1tA. fOR A. DISTANCE Of" 
2670.7• fE£T TO THE POINT Of" BEG'.N,.tfG. 

PARCEL CONTAINS \S,Ol!l,447 SOUARE l'EET, J44.n6 ACRE'S, MORE OR LESS 

R£VISCO 4/22/20 AllO lln.E 

tlOT VAi.JO WITHOUT THE SIGNAnJRE AHO THE ORIGINAi. RAISED SEAL 
Cf' A. FlORIOA. LICENSED SUR\£YOR ANO MAPPER. 

"THIS SURVEY IS ONLY FOR THE LANDS AS 0£SCRIBEO. 

f}llS SIJRVEY WAS PREPARED YIITH BENEnT OF A TITLE. ALL MATTIJIS Of" TITI.r SHOULD 
BE REITRREO TO AN ATTORt.fr.Y AT LAW. 

GL HOMES, BUCKINGHAM ROAD 
TITLE, 

BOUNDARY SURVEY 

METRON 
SURVEYING & MAPPING, LLC 

LAND SURVEYORS•PLANNERS 

LBl/.7071 

rll IWA[: Fl£lD f!OOl(/PAGE: PROJECT NO.: 

10970 S. CLEVElAND A.VENUE, 
SUITE#605 

FORT MYERS, A.ORIDA 33907 
PHONE: (239) 275-857S 

FAX, (239) 275<1457 

www.metronfl.c.om 

5HE£T: 

14879SR 250SC.DWG 653/10,16-20,23-25 14879 J_OF.L 
SUR',£'( DATE: (S-T-R) 

3/17/2020 BUD 1"~ 250' DJO 33-43-26 
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K. \/4 Of SE 1/4 
SECll. TWP 43'S.RNC26C 

I~ 0.9. Ill, PC +41; O.R. 10lll, PG 465. 
11.8. J,S,, PC IOI; OJL ,.,,&, PG 1111; 
INST 2009-SIW: INST2DDl-1 47M9; 

INST 1(1,)1-147(170; 2007-17&605 
1'71Q.ll27lO.PCt414 

NOTE: 
PER A Tln.E RU'ORT 8Y OilCAGO TITU: IHSIJRAHCE COUP#fY, ORDER 
No. 8]30348, COMMITU£HT DAlt 3/09/2.0, Ai,!£NDED JANUAAY 1, 2018 
AT 11:00 p.m.. THE PROf'Ol:TY SMOWM HCREON IS SUB..ECT TO THE 
fOU.OV10 .fC W.Tl(RS Of RECORD; 

I'll L'IOICATES OCCPTIOH HIJM8ER or SOICOUL.E ·e· SECTION M OF 
llTI.£ REPORT l 

lidM~:~~l[D~~~ ~~~,.~~~ctg~ 1: ggg 
BOOI( 139. PACE 441 AS AffECT£0 BY TH£ NOTitt PURSU,1,NT TO 
SECTION 704.m flORIDA STA'TIJTtS R[CORDCD AS OfnCIAL RECORDS 
BOOI< 1093, PAGE '485, AS CONVE'IU> BY ll[SNE INSTRIJMOHS 
INC\.WING THOSE RECOROCD IN LollSCEl.l..AH[OlJS 800!( 35, PAGE 105, 
omoAL R£C:0ROS BOOK 4!:116, PAGE 2118, AHO OFJlOAL RECORDS 
INSTRUMEHT NUMBERS 2009000051265, 200900014795!1, 
20090001 47970. TOGETHER MTH RIGHTS OF AHY PARTIES ClAIMING, BY, 
TlfWUGH OR UNDER THE HClDERS Of SAID I.IIHEA.IJ.. RIGHTS, INCWOING 
RIGHTS or CALUMET SUNNILANO, UC (NOW l<HO~ AS BRDTBURH 
FlORIOA UC} UNOER THE 0t... CAS AAO MINERAL LEASE RECORDED IN 
OfTJOAL RECOROS BOOI< 270, PACE 323, (l:'Nol.llLE TO RECOVER fROV 
Cl.ERK OF COURTS OIILIHE) AS OISCt.OSED IIY ANO ASSIGNED BY THE 
OEEO ANO GENERAL eoffiOANCE RECORDED AT OfFlCIM. RECOflOS 
INSTRUMENT NUI.IBER 2007000178605. (REf'tRS TO D.R. 270, PC 323) 
AHO ITS MORTCAC£C'S ANO J.SSIGNElS. (»TECTS PORTIONS or THE 
PROFERTY AS SH()'liN HOIECJ,/) 

I 
l"6J MATTERS SET FORTH IN LEE COUNTY O!l,OU,'ANCE No. 86-14 
PERTAINING 10 CJ,RBJ.OC AH) SOUO WASTE CQ.UCTIOI RECORDED IN 
OFFlOAL RECORDS BOOI< 21851, PAGE 32!!1, AS .wotO::O BY 
ORDtNANCE No.. 86-Jll RtCORDm IN OfflOAL RECORDS BOOK 21!!9. 
PJ.CE: Dl4. (AFTECTii PROPERlY. BLAHKCT IN NAl\JR[) 

(•7J TERMS. COVEHANTS, CONOITIONS A.MO OTHER YAr.rRS COfTA.INED 
N Tl1E STIPLU,TED SETT\.D,l(HT AGR[DIDIT BITIWIN THDIJAS GORE, 
lRUSlff AND .£SSE C. HJHltR, CT AL RECORDED IN omaAL 
RECORDS 800K 2730, PAC£ 141 4. (Aff"ECTS PORll~S OF THE 
PROPERTY AS SHOWN HEREON) 

)•BJ I.IATTERS S£l i:'(lRlH IN THE NOllCE Of 00/El.OPMCNT ORDER 
APPROVAL BY LEC COUNTY OCYn.OPMOtT SCR~CCS DIVISION RECORDED 
Al OfflCIAL RECal:OS INSTRUMENT NU\IBCR 200900001'1123. (AffECTS 
PROPERTY, Bt.J.NICET IN NAl\JR[) 

P.O.B. 
f(:lj4"•4· 
•rtCP 
,. co, 
SECJJ 

LOCATION MAP 
NOTTO SCALE 

NOTES, 
S\IR\O' BA5ro 'THC LEGAL DESCRIPOON AS SHOVIW, ,. T\l\..E. RCPORT BY CHICAGO lln.t 
INSIJRANC£ COMPANY, OflOCR No. 8330)48, Tllt PLAT or POflllCO PHASE 1, tHe: Pl.Al or 
PORTICO PHASE 1-'. or M PUBUC RECOflOS rF" l£E COUHTY, FLORIDA ANO (X]STINC 
J.!Ot-rUMOHAllON. 

lle:ARIHGS ARE B1..SEO ON STATE PLANE COOROIHATtS AND TH( PLAT OF PORTICO PHASE I, 
RECOROEO AS INSTRUMENT f206000411756, PUBLIC RECORDS Of' W: COUNTY, n.ORtDA. 

PARtn. LIES V.,Tl{IN n.ooo ZONE ·At'. HAVING A BASE n.ooo a.EVATIOH 9.D N.A..V.D, 
(NORTH AUERICAA ~~TICAL DAl\/M 1988) ANO FLOOD ZONE -X- HA.WIG NO Iii.st Fl.000 

~:n,.c: r:~2'!°o~:.s:tHr:\1:~M~~;~ b't'll4or03f:CU~r~:.4 :z~4~62~!.2t4 
rroc:RAL EMOIGOICY MAHAGEMEHT AGOICY {f'EMA) WE8Sfl£. 

lHE r .E.1,4.A. n.ooo ZON( INfOMUATION INOICAltO ~EOi IS BASED ON MAPS SUPPLIED 
8Y TllE rEDOIAL CO\'ER!&ICNT. TlllS fl.000 1-lfORWATIO.I MUST BE \UlflED 'Ml'H AU. 
PERI.IITllMC RtCUL.AlORY (NTITIES PRIOR TO COMMENCING AN'I' WORK OR APP\.tCAllON 
OEPENJENT ON SAID fl.000 INfORUAllOH. 

IRO~ ROOS "SET" ARE 5/8" )C Ill" REBAR \tollll ORA.HG£ CAP e£ARJtlG C<lRPORAIION HO, 
7071. 

ADXR;ING INfORMATIOH KRE TJ..ICEN FROLI TliE LEE COUNTY PROFERTY I.PPRJ.IS[RS 
.... TE. 

UNDERGROUND IWPRO'!OIOiTS. unurcs ANO/OR f OUHOAllONS ¥,{RE HOT LOCATED UNLESS 
OlHOll'ltSE HO~. 

'fla\.AHDS, If' ANY, W(RE HOT LOCA TD>. ('11£Tl.AHDS SHO'M-1 Yrl{RE LOCATID BY OTHERS 
AND PROVIDED BY CUENT) 

THIS Pl.AT PREPARED AS A 80UN0AAY SUR\CY AND JS HOT INT0i0£0 TO OEI..IHE:ATE THE 
.AJRISDICTION OR .A.JRISDICTIONAL J..R[AS or ANY f'EDOIM... STATE. REGIONAL OR LOCAl 
AC(NCY, BOARD, COLIMISS10N OR OTHER ENllTY. 

DATE CF LAST AELD WORIC: 3/13/2020. 

LEGAL DESCRIPTION, 
A PARCEL OF LAND LYING IN THE Sl,'TE OF FlOO!D>., COUNTY OF LEE BEJNG A PORTlOH OF 
SECTIOOS 32 N40 33, TOWNSHIP 4J SOUl'H, RANGE 26 £AST, BEING IJORE PAATICUlAR\.Y 
DESCRl8EO AS fOU.OWS: 

BECL'I Al TliE: SOVTHEAST COf;NER OF SECTION 33, TOWNSHIP 43 SOLJIH. RANGE 26 EA.ST. 
l£E COUffTY. fLIJRID,A; THENC£ RUN 5.8!106'45"W. ALONG TH£ SOI/TH LINE OF THE 
SO\JlllEAST OUARTm Of SAJO SECTION 3], FOR A DISTANCE OF 2647.49 FEET TO THE 
SOLITH QUARTCR CORNEA Of' WO S[Cll()ff .33; THENCE S.8!1'06'3S"W. ALONC THE SOUTH 
LJNE OF THt SOUTl-fWEST OUAAT£R OF SNO SECllOH 33 f OR A OISTAtlC! Of 2647,Jlil FttT 
TO lHE SOUTHWEST CORNER OF' SAID SECTION 33: TttENCE N.00'56'24iY. At.DNC THE 't!tST 
LINE OF THt SOUTHWt'ST QUARTER OF SAID SECTION l3, FOR A OISTANCE Of" 1329.88 f"Etl 
TO THE HORlliWEST CORNER or THE Sot.rTHWEST QUARTER or THE SOUTHWEST QUAAl[R OF 
SECllON l3: THOICC S.69'l5']8"W. M..OMG lME SOUTH LINE OF THE NORTHEAST O..wm:R OF 
THE SOUTHEAST 0UARTER Of' St:CTION 32, TOWNSHIP '43 SOUTlt, RAAIGE 26 EAST. FOR A 
DISTANCE Of 9n.11 1 ~ TO THt SOUTHEASTERLY RICHT-of'-WA.Y UNE Of" BUCklNGHMA 
ROAD .. A 60' RICHT-or-WAY: THEMCC N.24'23'07"£. ALONG THE SOOTHEASTERLY 
RIGHT-OF-WAY UtE Of' 8~GHAM ROAD., FOR A OIST»ICE OF 22M.4'4 rEEl 10 A POINT 
OH THE WEST UN£ Of" THE NORT'-f.vEST OlWITTR Of' SAID SECTION 33; TI£NCE 
S.OO'SIS°26"E. MJ>kC OiE WEST I.ME or ™E NORTHWEST ot.r.ART".R OF SAil) S£CllOH J3, 
fOR A OlSTANCt Of 81.'43 F'EtT TO rat: NORTHWEST COftHER OF THC sourn IW..f or lHt: 
SOUTlt HAI..F OF' THE NOffTHWtST 0UARttR Of' SAJO SECTIOH 33; THENCE H.89'0'4'22•t. 
ALO»G THE HO;TH LINE Of" THE SOUTH HAIJ Of THE SOUTH HAU' Of" THE NOR1li'WEST 
01..IAIITT:R OF SAIO SECTIOH 3J, FOR A DISTA.t+CE Of 149!.70 FEET TO THE SOUlHWCil 
CORNER Of 'THE EAST HMJ" Of THE l'lt:ST HA!..F Of THE HOR'TKNEST QUARTER Of THC 
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Lee County Homes Associates I, LLLP 

Comprehensive Plan Map Amendment 

Project Narrative 
Exhibits-M16 and M19 

The property subject to this application request is the existing Buckingham 345 Residential 
Planned Development, an approximately ±344 acre undeveloped residential cqmmunity located 
on Buckingham Road in eastern Lee County in the Fort Myers Shores/Caloosahatchee Shores 
Planning Community. The property is currently designated Sub-Outlying Suburban and is zoned 
Residential Planned Development. The property has an irregular C-shape and nearly surrounds a 
portion of the Portico Subdivision, which borders the subject property to the north and east. 

Figure 1. Project Aerial 

The existing Buckingham 345 RPD was approved through a series of zoning actions via adoption 
of resolutions Z-00-029, Z-05-074 and Z-05-076. 

For t Myers I Tai I ah as see Destin u _· 1,1 ,, ", · 
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Zoning Resolution Z-00-029 

Resolution Z-00-029 was approved in December 2000 formally rezoning ±325 acres of the subject 
property from Agricultural {AG-2) to Residential Planned Development for a maximum of 640 
single family dwelling units with supporting personal and private recreation facilities and a 
private club. At that time the subject property was within two future land use categories: Rural 
and Suburban, with the approved units divided among the future land use categories: a maximum 
of 120 units in the Rural FLUC and a maximum of 520 units in the Suburban FLUC. 

Development restrictions were placed on the units proposed within the Suburban FLUC due to 
the limited availability of "Suburban 2020 Planning Community Acreage Availability" in Table l(b) 
of the Lee Plan to accommodate the population that would be created. 

Zoning Resolution Z-05-074 

In 2005, the existing 325 acres was rezoned again to Residential Planned Development to 
incorporate an additional 20 acres, increase the maximum permitted density, and amend 
property development regulations related to the permitted dwelling units. The total maximum 
number of dwelling units increased to 690 by this resolution. 

Zoning Resolution Z-05-076 

This resolution extended the expiration date of the Master Concept Plan from Z-00-029 to permit 
a Development Order to be filed for site infrastructure construction. While this resolution has a 
later number, it was approved prior to Z-05-074. Ultimately, it was superseded by the approval 
of Z-05-074, which approved a new Master Concept Plan and associated development pattern. 

Existing Future Land Use 

Between the 2000 Zoning Resolution and 2005, Lee County conducted an Evaluation and 
Appraisal Report (EAR) and began the process of initiating amendments to implement the EAR. 
As a result, a publicly initiated map amendment and accompanying text amendment to Table 
l{b) were adopted and the subject property is now within the Sub-Outlying Suburban FLUC. 
Additionally, the subject property is within the Fort Myers Shores Planning Community for 
purposes of Table l{b) and the Caloosahatchee Shores Planning Community for purposes of long
term planning and community visioning. The current FLUM depicts the property as Sub
Outlying Suburban FLUC as demonstrated by Figure 2. Utilizing the current maximum density of 
the Sub-Outlying Suburban FLU at 2 units per acre, with the property's size of 344.776 acres, the 
maximum density of the subject property is 690 units as approved by Z-05-074. 

The subject property is surrounded by properties with FLU categories that support a higher 
density to the west (6 du/ac), north {3 du/ac), east {3 du/ac) and southeast {6 du/ac) due to its 
location at the boundary of the Fort Myers Shores Planning Community and adjacent to the 
Buckingham and Lehigh Acres Planning Communities. Due to the subject property's location 
between high density communities, a Future Land Use Map Amendment and accompanying Text 
Amendment to Table l(b) are requested to place the subject property within the Outlying 
Suburban FLU and increasing the density by a single unit per acre. 
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Figure 2. Existing Future Land Use 

Project Request 

The requested Comprehensive Plan Amendment would amend the Future Land Use Category for 
the ±344 subject property from Sub-Outlying Suburban to Outlying Suburban FLU category. A 
companion Text Amendment is also requested to accommodate the population from the 
proposed density increase of 1 dwelling unit per acre as compared to the existing FLU. A 
concurrent Residential Planned Development application was filed. 

Proposed Future Land Uses 
The intention of the Outlying Suburban future land use category, as outlined by Policy 1.1.11 of 
the Lee Plan, is for predominately residential areas on the periphery of more urban areas which 
are more rural in nature and contain low-density development. The subject property meets the 
intent of this category; it is located between two future urban areas, Veranda on the West and 
Lehigh acres to the southeast. The remaining north and east property boundaries are adjacent 
to existing residential communities already within the Outlying Suburban FLU. The project 
request would promote a transition from the existing urban densities consistent with the 
remaining existing residential communities at 3 dwelling units per acre. 

Proposed FLU 

Outlying Suburban 

Total Acres 

Proposed Future Land Use 
Acreage 

±344 

Dwelling Units/Acre 

3 du/ac 

Dwelling Units permitted 

1,034 

±344 Total Dwelling Units 1,034 

Table 1. Proposed Future Land Use Data 
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Figure 3. Proposed Future Land Use 

The subject property is located within an area of the County that is primarily made up of 
residential uses. However, about a mile and half north at the intersection of Buckingham Road 
and SR 80, commercial uses have developed to serve the surrounding residential area. The 
commercial node includes the local library branch, and existing businesses to serve the 
community such as a gas station and convenience store, fast food restaurant and retail. Similar 
uses exist on the remaining corners of the Buckingham Road and SR 80 intersection. These 
commercial uses are a short drive away from the subject property. 

Surrounding Land Uses 
The proposed Outlying Suburban FLU category will permit the subject property to establish a 
transition from surrounding properties; providing a step down from the higher densities found 
in the Suburban FLU to the west and the existing Outlying Suburban FLU to the north and east. 
Given the existing future land uses in the immediate proximity to the subject property (Verandah, 
River Hall, Portico and Lehigh Acres) as well as the proximity to Buckingham Road, the proposed 
development will provide appropriate infill development and allow for a more efficient use of 
the land. 
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Community Future Land Use Maximum Density 

North Portico RPD Outlying Suburban 3 du/ac 
- N-o-rt_h_e_a-st~---,...j-R-iv_e_r_H_a_l l_R_P_D __ ~-,,___Ru_r_a-'----1 -&=--Outlying Su~b~u-r-ba- n~_,_,._,_ ~ 1-t-o 3 d- u~/-a-c~ 

East Portico RPD Outlying Suburban 3 du/act 
South Buckingham Chase RPD Sub-Outlying Suburban 2 du/ac 

Buckingham Rural Community Preserve 1 du/ac 
_S_o_u_t_h_e_a_s_t _--,-L_e_h-ig- h~ A-c-re_s ____ ---,-_U_r_ba_n_ C_o_m_m unity J 6 d u/ac 

West Verandah MPD Suburban 6 du/ac 
Oak View RPD lfuburban T 6 du/ac 

Table 2. Surrounding Densities 

Like each of the other developments in the area, the Lee County Homes Associates I, LLLP 
community will be a master planned community with a well-developed internal transportation 
network and a diversity of home sites distributed across the property. The proposed planned 
community will incorporate manmade waterbodies and open spaces. The concurrent 
Residential Planned Development will demonstrate that the additional density allocated to the 
property by the proposed Comprehensive Plan Amendment will be clustered, consistent with 
the Land Development Code, and allowing efficient use of the land as well as available urban 
services. 

Figure 4. Surrounding Land Uses 

North 
The subject property has an uneven northern boundary, starting at Buckingham Road and moving 
east approximately 1,500 feet before jogging north approximately 650 feet; an adjacent parcel 
of land is owned by Lee County School District. 
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The front quarter of the property adjacent to Buckingham Road is the Lee County Buckingham 
Exceptional Student Center, a special needs school from grade Pre-K to 12th grade. The 
remaining portion of the property is utilized as outdoor storage for the School District's bus 
fleet. 

The remainder of the northern property boundary, while also uneven, is adjacent to the Portico 
Subdivision. A Future Land Use Amendment was approved last year to place the Portico 
Subdivision within the Outlying Suburban FLU. A companion Planned Development increased 
the maximum density to 1,600 dwelling units on approximately 589 acres per Resolution Z-19-
006. At approximately 2.7 dwelling units per acre, the subject site's density is consistent with 
Portico's future land use of Outlying Suburban. 

In the northeast corner of the subject property, the Portico property boundary is only wide 
enough for a 50 ft right of way and adjacent utilities and landscaping. Immediately to the north 
is the River Hall residential subdivision, approved for 2,695 dwelling units by Zoning Resolution 
Z-15-003. River Hall is approximately 1,978.5 acres with a density of 1.36 dwelling units per acre 
with multiple future land use categories, including Rural and Sub-Outlying Suburban. In addition, 
River Hall has a public elementary school and is also approved for commercial retail and office 
space. 

East 

The entire eastern property boundary of the subject property is immediately adjacent to the 
Portico community. As previously mentioned, Portico was approved by Resolution Z-19-006 for 
1,600 dwelling units. 

South 
The southern boundary is uniform and adjacent to the Buckingham community within the Rural 
Community Preserve. In this area, the large rural lots consist of detached single-family homes 
with agricultural activities or the lots are vacant. Policy 20.1.3 requires any new lots within the 
Rural Community Preserve FLUC to be a minimum of 1 acre. It is the desire of the residents of the 
Buckingham Community to have commercial needs served outside the community and traffic to 
be controlled along Buckingham Road. All of these are provisions of the Buckingham Community 
Plan and are intended to protect the rural character of the community. The requested FLUM 
Amendment will not negatively impact this vision for the Buckingham Community. Rather the 
proposed amendment will enable the County to accommodate population growth within an area 
slated for existing residential development, thereby easing development pressure within the 
Buckingham Community. 

At the southeast corner of the subject property is the Lehigh Acres Community. Lehigh Acres is 
an old platted subdivision with more than 500 acres of single-family lots and some areas of multi
family residential uses. The portion of Lehigh Acres abutting the corner of the subject property is 
classified as Urban Community Future Land Use, which allows up to 6 units per acres. However, 
this area is platted at a density of approximately 4 units per acre. 
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The requested maximum density of the subject property at 3 dwelling units per acre will provide 
a transition from the existing Suburban developments to the west (described in the chart below) 
across the subject property to the Urban Community of Lehigh Acres adjacent to the project site. 

West 
West of the subject property is Buckingham Road, an arterial roadway serving the communities 
of Buckingham and Lehigh Acres. Further west of Buckingham Road is the Verandah, a 1,455-acre 
Mixed Use Planned Development, approved for 1,700 dwelling units, 36 holes of golf with 
accessory and recreational uses and a maximum of 230,000 square feet of commercial uses. The 
residential density and commercial intensity are consistent with the community's Suburban 
Future Land Use Category and it is almost at build out. Similar to the Portico subdivision, the 
Verandah MPD was developed with a clustered development pattern that incorporates open 
spaces and water management areas. The proposed Future Land Use for the subject property 
will provide a density transition from the Verandah which is located within the Suburban Future 
Land Use to the low-density communities south and east. 

Buckingham Chase RPO lies southwest of the subject property, situated between the Lee County 
Homes Associates I, LLLP property on the east and Buckingham Road on the west. The future 
land use is Sub- Outlying Suburban and is permitted a density of 2 units per acre. The 
development consists of 35 single family units on approximately 18.90 acres with an approved 
density of 1.85 units per acre. 

The Oak View RPO is west of Buckingham Road and the subject property and south of Verandah 
MPD. The development consists of 60 single family and/or two family attached residential units 
on 16.21 acres. The approved density of the development is 3.7 units, which is consistent with 
the property's Suburban FLU that has a maximum density of 6 units per acre. 

North 

South 

East 

West 

FLU Designation 

Outlying Suburban, Rural 

Sub-Outlying Suburban, Rural 
Community Preserve and 
Urban Community 
Outlying Suburban 

Suburban 

Surrounding Land Uses 

Use 

School and Residential 
Development 

Vacant, Agriculture and 
Residential Development 

Residential Development 

Residential Development 

Table 3. Surrounding Land Uses 

Notes 

River Hall RPO, Portico 
Subdivision, School & Bus 
Storage 
Buckingham Chase RPO 
(Southeast) 
Lehigh Acres Community 
Portico Subdivision 

Buckingham Road, Verandah 
RPO, & Oak View RPD 

The proposed amendment promotes infill development and the efficient utilization of existing 
infrastructure by locating additional dwelling units within an already developed area that has 
urban services. The Lee County Homes Associates I, LLLP property is within short drive of 
existing clustered commercial nodes and Lee County Schools. 
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The infrastructure to support the additional 344 dwelling units is in place. 

Urban Services & Accessibility 
The subject property is located in an area of the County which has a full slate of urban services 
available to support the existing and proposed development. 

Infrastructure 
The subject property is located in an area of the County that has been designated for urban 
services. All urban services are located adjacent to the subject property and are available to serve 
the property. A copy of all received Letters of Availability from each service provided are attached to 
the application for reference. 

Utilities 
The subject property is within the service area for Lee County Utilities as depicted on Maps 6 and 
7 of the Lee Plan. Potable water and sewer infrastructure are available adjacent to the Lee County 
Homes Associates I, LLLP development. Lee County Utilities has adequate capacity at the Olga 
Treatment Plant to provide water service to the additional dwelling units. The City of Fort 
Myers Central Advance Wastewater Treatment Facility will provide wastewater service. A Letter 
of Availability has been received from Lee County Utilities and is included in the application 
materials to demonstrate that adequate capacity is available to serve the additional units 
proposed by the Comprehensive Plan Amendment. 

Public Safety 
The subject property is well within the service limits for Emergency Medical Services, Fire and 
Police services. Lee County Emergency Medical Services is the primary EMS transport for the 
subject property. The primary ambulance for the subject property is Medic 11, located 5.6 miles 
west. A Letter of Availability from the Lee County Emergency Medical Service Division has been 
received and is included in the application materials to demonstrate the ability to serve the 
requested additional units. 

The subject property is served by the Fort Myers Shores Fire District and is served from Station 
81 located at 12345 Palm Beach Boulevard. A Letter of Availability from the Fort Myers Shores 
Fire District has been received and is included in the application materials to demonstrate the 
ability to serve the requested additional units. 

The subject property is located wholly within the service area for the Lee County Sheriff. The 
Central District Station located at 14750 Six Mile Cypress Parkway is responsible for providing 
service to the subject property. A Letter of Availability from the Lee County Sherriff has been 
received and is included in the application materials to demonstrate the ability to serve the 
requested additional units. The applicant will continue to follow up with Lee County EMS and the 
Fort Myers Shores Fire District to obtain a Letter of Availability. 

Schools 
The subject property is within the Lee County School District East Zone, E2. A request for a Letter 
of Availability to the Lee County School District was submitted. A Letter of Availability is expected. 
Upon receipt of said letter this narrative shall be adjusted as is necessary and a revised narrative 
will be submitted. Based on the 2019 Concurrency Report, the proposed development will 
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generate 306 school-age children. The East Zone is currently experiencing a deficit in seating for 
middle and high schools with and without the project. However, there is capacity within the 
entire school district to accommodate the additional children from the proposed development. 
Additionally, it is important to note Lee County Schools has also acquired a school site in 
Gatewayfor a future high school, which is expected to be constructed and open August 2021 A 
new middle school is programmed to open by 2022. Both new schools will eliminate the deficits 
within the East Zone and will open well within the time horizon of the Lee Plan. 

Solid Waste 
The property is within the Lee County Solid Waste Franchise area and is served through Lee 
County's franchised hauling contractor. Disposal of waste generated from the subject property 
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional 
Landfill. Service is available to the subject property and plans have been established that target 
growth and long-term disposal capacity for this area. A Letter of Availability has been received 
from Lee County Solid Waste confirming capacity to serve the additional dwelling units and is 
included with this application. 
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Lee County Homes Associates I, LLLP 
Comprehensive Plan Amendment 

Lee Plan Consistency 
Exhibits Mll, M18, and M19 

The property subject to this application request is the existing Buckingham 345 Residential 
Planned Development, an approximately ±344 acres community located on Buckingham Road in 
eastern Lee County in the Fort Myers Shores Planning Community. The property is currently 
designated Sub-Outlying Suburban, and zoned Residential Planned Development. 

Figure 1. Location of Subject Property 

The subject property was originally approved as a residential planned development in December 
2000 by Resolution 2-00-029. At that time, Resolution 2-00-029 authorized 640 single family units 
on approximately 325 acres. In 2005, the existing 325 acres was rezoned to add 20 acres to the 
overall project site, increase the density, and amend the property development regulations to 
permit a maximum density of 690 dwelling units per Resolution 2-05-074. 

Fort Myers I Tallahassee I Destin 1 1 11 ,, , 
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Lee County Home Associates I, LLLP is seeking a Comprehensive Plan Map Amendment to change 
approximately 344 acres subject to Z-05-074 from Sub-Outlying Suburban to the Outlying 
Suburban future land use category. This amendment will allow an increase of 1 dwelling unit 
per acre for a total of 1,034 single family units; a 344 dwelling unit increase over the existing 
RPD previously approved for 690 dwelling units. A concurrent Planned Development Application 
was filed to permit the additional dwelling units. 

The proposed Outlying Suburban FLU category will permit the planned development to act as a 
transition from the higher densities found in the adjacent, existing Verandah and Oak View 
planned developments for residential to the west and the existing Portico and River Hall 
residential communities to the north and east. Given the existing land uses in the immediate 
proximity to the subject property {Verandah, River Hall, Portico and Lehigh Acres) as well as the 
proximity to Buckingham Road, the proposed development will provide appropriate infill 
development and a more efficient use of the land and existing urban services. 

Future Land Use 
The ±344 acre subject property is currently within the Sub-Outlying Suburban Future Land Use 
Category, the Fort Myers Shores Planning Community for population accommodation, and 
Caloosahatchee Shores Planning Community for long term planning and community visioning. 
The Lee County Comprehensive Plan {Lee Plan) outlines the permitted densities and intensities 
for each Future Land Use Category as well as additional planning requirements for development 
within the Planning Communities. 

The requested Comprehensive Plan Amendment would reallocate the existing acreage within the 
Sub-Outlying Suburban FLU to Outlying Suburban category. Given the existing land uses in the 
immediate proximity to the existing developments{Verandah, Oak View, Buckingham Chase 
River Hall, Portico, and Lehigh Acres) as well as the proximity to Buckingham Road, the 
additional units permitted per acre by the requested amendment will be consistent with the 
surrounding communities and provide an infill location for the additional units to promote 
more efficient use of the land and connection to existing infrastructure. A concurrent Planned 
Development Amendment will be submitted to accompany this FLU Amendment to provide 
additional details regarding the development of the requested units. 

Outlying Suburban 
The Outlying Suburban Future Land Use is described by Policy 1.1.6: 

" ... characterized by its peripheral location in relation to established urban areas. 
In general, this category is rural in nature or contains existing low-density 
development. Some of the requisite infrastructure needed for higher density 
development is planned or in place. Industrial land use is not permitted. The 
standard density range is from one dwelling unit per acre (1du/acre) to three 
dwelling units per acre {3 du/acre). Bonus densities are not allowed." 

The subject property is surrounded by a mix of predominately residential uses. Infrastructure is 
present in the area to support development at 3 dwelling units per area. An assortment of 
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primarily single-family residential types are represented in the area at varying densities. South of 
the property is the Buckingham community, with a rural character and low density. Many of the 
single-family homes to the south are on large lots with densities of less than 1 unit per acre. This 
area has a future land use category of Rural Community Preserve, which allows a density of up 
to 1 unit per acre. West of the subject property is Verandah and Oak View, located in the 
Suburban future land use category with an allowed density is up to 6 units per acre. Verandah is 
a mixed use planned development permitting a variety of housing types and Oak View allows 
single family and two-family residential dwellings. 

Some of the surrounding planned developments do have commercial uses and approximately 
one and half miles north there is an existing commercial node at intersection of Buckingham Road 
and SR 80. The commercial node includes the local library branch, and existing businesses to 
serve the community such as a gas station and convenience store, fast food restaurant and retail. 
Similar uses exist on the remaining corners of the Buckingham Road and SR 80 intersection. These 
commercial uses are a short drive away from the proposed planned development and will 
provide needed services to the community. With the addition of more roof tops in the immediate 
area perhaps in the future the mass transit could be extended into the area to allow additional 
access to existing commercial uses. This area exhibits many of the qualities described by Policy 
1.1.6{description of Outlying Suburban category) including low density and some requisite 
infrastructure in place. 

Transportation 
Buckingham Road is the only north/south arterial roadway intersecting with SR 80 east of 
Interstate 75. The entry to the Lee County Homes Property is just under approximately 1.3 miles 
south of the intersection of SR 80/Palm Beach Boulevard and Buckingham Road. This intersection 
supports commercial uses and public facilities at the periphery of urban development. As a 
roadway within the Strategic lntermodal System, SR 80 is considered a priority roadway for 
mobility of goods, services, and residents. Therefore, development along this roadway is 
expected to occur in support of a statewide economic vision as well as local municipal long-range 
planning efforts. Additionally, interconnecting roadways are expected to support the further 
distribution of goods, services, and residents. 

Development 
Several of the existing surrounding communities are within areas defined by the Lee Plan as 
"Future Urban Areas and Future Suburban Areas." Immediately to the southeast corner of the 
subject property is the platted community of Lehigh Acres. Within the Urban Community Future 
Land Use and having an allowed density of 6 dwelling units per acre, Lehigh Acres has been 
defined as a "Future Urban Area" by the Lee Plan. This portion of Lehigh Acres has a developed 
density of approximately 4 units per. To the west are existing community of Verandah and 
planned community of Oak View within the Suburban FLU which is defined as a "Future Suburban 
Area" by the Lee Plan. Overall the density in the area transitions between 

higher densities in the west and southeast {Suburban and Urban Community FLU) to the same 
density to the north (Outlying Suburban) and lower densities to the east and south (Rural and 
Rural Community Preserve) of the subject property. The proposed development of the subject 
property with the additional requested density will be consistent with the Outlying Suburban 
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Future Land Use Category, the surrounding future land use categories and will provide infill to 
accommodate population growth between existing urban areas that have adequate public 
infrastructure in Lee County. 

Public Infrastructure for all Urban Services is available to service the existing communities, as well 
as the subject property and the additional proposed density. A separate Public Facilities Analysis 
has been completed and demonstrates urban services will also be available to service the 
requested additional units. 

Growth Management 
Goal 2 of the Lee Plan establishes land use policy to support projects that propose an 
economically feasible plan for development. Specifically, the objectives and policies supporting 
this goal encourages contiguous and compact growth patterns in locations where adequate 
public facilities exist. 

The proposed planned development will have a compact design that clusters the residential 
development areas to promote central amenities, open space and a meandering street network 
thereby reducing the impact of the overall development. 

Additionally, more compact designs reduce the linear length of utilities and pavements that must 
be installed to serve the same number of homes and reduce future maintenance costs. 
The residential properties surrounding the subject property to the north, east and west have a 
similar clustered pattern. The only exceptions are the large residential lots immediately south of 
the site within the Buckingham community. The proposed compact and clustered design that 
will be established as part of the concurrent RPD will allow a development pattern consistent 
with the surrounding area and promote a rural feel, common along Buckingham Road. 



Figure 2. Existing and Planned Residential Developments 

The subject property will have access to all required urban services. A separate Public Facilities 
analysis has been prepared and submitted supporting the requested amendment. The analysis 
demonstrates adequate capacity to serve the additional 344 dwelling units within the 2030-time 
horizon of the Lee Plan consistent with Objective 2.2 and Policy 2.2.1, which seek to ensure the 
requested development will be located in an area with adequate public infrastructure. 

General Development Standards 
Goal 4 of the Lee Plan establishes that land development regulations will be developed that 
balance service availability and protection of natural resources. Water, sewer and 
environmental standards are specifically outlined in the standards supporting Objective 4.1. 

Water 
The subject property is within the service area for Lee County Utilities as demonstrated on Lee 
Plan Map 6. Consistent with this standard and Policies 53.1.2 and 95.1.3, there is adequate 
capacity at the Olga Water Treatment Facility to service the existing residential units as well as 
the proposed 344 dwelling units. A Letter of Availability from Lee County Utilities is included in 
the supporting materials to the application. 
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Sewer 
The subject property is within an area of the County in which an interlocal agreement has been 
implemented with the City of Fort Myers for wastewater treatment. According to the Lee County 
2019 Concurrency Report there is adequate capacity to service the approved 690 dwelling units 
as well as the proposed 344 dwelling units consistent with this standard and Policies 56.1.2 and 
95.1.3. The applicant has obtained a Letter of Availability from Lee County Utilities and is included 
in the supporting materials to the application. 

Environmental Factors 
The site has been cleared and maintained. Only limited areas of indigenous habitat remain. The 
previously approved Buckingham 345 RPD had an Environmental Resources Permit, 36-05939-P 
which expired; however, the planned development demonstrates no changes are proposed to 
the previously preserved areas. Therefore, a waiver was requested from Lee County Planning 
Staff for the required environmental assessment. 

Residential Land Uses 
Goal 5 provides for sufficient land to be provided in appropriate locations on the Future Land Use 
Map to accommodate the projected population of Lee County. The subject property is located 
within a "Future Suburban Area" which are areas of the county that are expected to grow within 
the 2030 time horizon of the Lee Plan. The policy statements of Objective 5.1 and its supporting 
Policies establish the required consistency with the various elements of the Lee Plan and 
evaluation criteria for residential developments most appropriately implemented at the time of 
zoning. 

The forthcoming Planned Development Amendment will demonstrate consistency with these 
criteria. The submittal of the amendment application will ensure the proposed development is 
consistent with Policy 5.1.1. The subject property is not in a location of flood, storm or hurricane 
hazards, airport noise or unstable geologic conditions. Therefore, the requested additional 344 
dwelling units will not be endangered consistent with Policy 5.1.2. The requested density is 
appropriately considered low-density; however, it is within approximately one mile of existing 
commercial development, schools and existing mass transit consistent with policy 5.1.3. The 
proposed planned development will ensure appropriate open space, buffering, landscaping and 
amenities are provided consistent with 5.1.6 and 5.1.7. 

Finally, as previously discussed, the subject property 1s in an area surrounded by existing 
residential development. The requested increase in density is consistent with the adjacent 
Portico residential subdivision and provides for additional infill development in an area where 
public facilities are available. Therefore, the additional units will not be destructive to the 
character and integrity of the residential environment consistent with policy 5.1.5. 

Caloosahatchee Shores Community Plan 
The subject property is identified on Lee Plan Map 16 as being within the Fort Myers Shores 
Planning Community. However, Goal 21 and Lee Plan Map 1 page 2 of 8 has this area of the 
County being known as Caloosahatchee Shores. Consistent with this map, the following analysis 
demonstrates consistency of the requested amendment with the Caloosahatchee Shores 
Community Plan. 
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The stated goal of the Caloosahatchee Shores Community Plan is 11to protect the existing 
character, natural resources and quality of life in Caloosahatchee Shores, while promoting new 
development, redevelopment and maintaining a more rural identify for the neighborhoods east 
of 1-75 by establishing minimum aesthetic requirements, planning the location and intensity of 
future commercial and residential uses and providing incentives for redevelopment, mixed use 
development and pedestrian safe environments." This goal is supported by Objective 21.1 and 
2.1.3 which establish residential uses need to maintain the existing rural character of 
Caloosahatchee Shores. The requested amendment will support this goal by enabling additional 
dwelling units to support population growth in a location that is already identified for 
development. No additional impacts will occur to lands identified as low density or contributing 
to the rural identity. Additionally, while the stated goal is to maintain 11a more rural identity for 
the neighborhoods east of 1-75" many of these neighborhoods are within Future Land Use 
categories that are identified by the Lee Plan as Suburban and have densities above 1 unit per 
acre. 

The planned development will demonstrate through landscaping buffering, clustering of homes, 
the allocation of open space and preservation of wetland areas that the rural character of the 
surrounding area is maintained. It is expected that the perspective of a rural community will be 
maintained for the traveling public along Buckingham Road consistent with Objective 21.1 and 
213 and their supporting policies through the proposed design promoted by the concurrent 
planned development. 

Policy 21.6.3 requires a public meeting to be held with the Caloosahatchee Shores Community 
to provide a general overview of the project. Due to the concurrent Residential Planned 
Development, the applicant on July 6, 2020, hosted one community meeting in which the 
requested Comprehensive Plan Amendment and Planned Development Amendment were 
presented to the community. The applicant will provide a summary of the meeting outcome in 
a subsequent submittal. 

Buckingham Community Plan 
The subject property's location adjacent to the Buckingham Community and along Buckingham 
Road necessitates a discussion of the Buckingham Community Plan, Goal 20 of the Lee Plan. 
Policy 20.1.6 requires at the time of rezoning process appropriate buffers be proposed when a 
property abuts the Rural Community Preserve land use. The width and plant make up of buffers 
will be determined at the time of planned development zoning; however, the proposed Wetland 
Future Land Use category is located adjacent to the southern property boundary providing a 
physical separation between the Buckingham Rural Community Preserve and the proposed 
development as well as a visual buffer of native habitat. Policy 20.1.8 requires a public meeting 
to be held within the Buckingham Community to provide a general overview of the project, when 
a property proposed for rezoning takes direct access to Buckingham Road. Due to the concurrent 
Planned Development, the applicant on July 7, 2020, hosted one community meeting in which 
the requested Comprehensive Plan Amendment and Planned Development Amendment were 
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presented to the community. The applicant will provide a summary of the meeting outcome in a 
subsequent submittal. 

Transportation 
A detailed transportation analysis has been prepared by Ted Treesh of TR Transportation 
Consultants, Inc and is attached in the supporting materials to this application request. The 
same methodology used to complete the Portico Comprehensive Plan Amendment traffic study 
was employed to evaluate the impacts of the proposed future land use change. The increase in 
density of 1 dwelling unit per acre, as discussed previously, permits 344 additional dwelling 
units. The traffic analysis is based on the 344 dwelling unit increase. The short term analysis of 
impacts on the transportation impacts concluded 

"that no changes are required to the Adopted Work Programs of either FOOT or Lee 
County due to the change in Future Land Use categories on the subject site. 
Improvements are identified as being necessary in 2025 due to the Background Traffic 
Conditions, which include residential dwelling units that are currently approved in both 
the Portico project as well as the Buckingham 345 project." 

Further analysis of the long term impacts resulted in recommendations of widening several 
roadway segments, however these recommendations are based on the background traffic 
conditions not on the additional traffic from the proposed comprehensive plan amendment. 
Improvements of the roadway segments are required regardless of the additional 344 dwelling 
units. 

"No changes are needed to the 2040 Long Range Transportation Plan since the 
proposed Comprehensive Plan Amendment does not cause the need for any additional 
roadway capacity." 

In addition to the conclusions reached by Ted Treesh of TR Transportation Consultants, Inc, the 
Lee Plan establishes in Policy 39.2.2 "Future Suburban areas will have an emphasis on movement 
by motor vehicle" through a series of criteria. The requested Outlying Suburban FLU is identified 
as a "future Suburban Area" as are the Suburban and Sub-Outlying Suburban FLU categories 
surrounding the subject property. Consistent with Policy 39.2.2, the subject property utilizes 
Buckingham Road for vehicular connectivity. The desired pedestrian and vehicular 
interconnectivity will be constructed to support the proposed 1,034 dwelling units. While the 
planned development is a little over a mile from an existing transit stop and route, the future 
build out of this subdivision, with the requested infill units, as well as the other permitted 
surrounding subdivisions, will assist with increasing the area's density to a level that will support 
mass transit options. 

Resource Protection 
The Lee Plan has established Goal 107 and its supporting objectives and policies to ensure the 
protection of wetland and upland habitats as well as species diversity. The Planned 
Development master plan will demonstrate that the previous preserved areas shown on the 
Buckingham 345 master plan and approved as part of Environmental Resources Permit 36-05939-
P remain preserved. The requested additional units will not negatively impact or alter the existing 
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approved preservation areas and open space will be provided consistent with Lee County's 
policies to protect natural resources. 

Population 
On March 3, 2005, a Planned Development was approved for Buckingham 345 permitting 
residential development. Resolution Z-05-074 approved 690 dwelling units. At 2.35 persons per 
unit the approved planned development accommodates a population of approximately 1,622 
people. The proposed amendment would allow up to 1,034 residential units, a net increase of 
344 units from the existing Planned Development. The additional 344 residential units results in 
a theoretical increase of 811 people. While this is a reasonable estimate for planning purposes it 
is not precise since future trends in persons per household and occupancy rates are unknown. 

According to the U.S. Census in 2010, Lee County had a population of 618,754. The Florida Office 
of Economic and Demographic Research (OEDR) projects a countywide population of 892,108 in 
2030 and 999,851 in 2040. In the context of the existing and projected population for the subject 
property, the population increase of 811 people is the minimum. The proposed population 
increase is an estimated 1% increase beyond the OEDR projected population for Lee County. This 
is well within accepted error ranges and represents no real additional population increase for the 
Lee Plan's Future Land Use Map. The most recent growth management legislation suggests that 
establishment of minimum development intensity is appropriate methodology for local 
government planning efforts. The proposed amendment is consistent with that directive. 

Also, to be considered is Future Land Use Policy 1.7.6 which establishes the Planning 
Communities Map and Acreage Allocation Table (Table l(b)). This mechanism directs itself 
toward Lee County's ability to issue development orders and serves to ensure that actual 
development approvals do not exceed that amount needed for the population forecasted 
through the planning timeframe. To be consistent with both the local government's adopted 
plan and the State's directive regarding the need to establish minimum development capacity, 
an amendment to Table l(b) is proposed. 

Planning Communities and Acreage Allocation 
Policy 1.7.6 provides for the proposed distribution, extent, and location of generalized land uses 
for the year 2030. The proposed Comprehensive Plan Amendment would revise Table l(b) to 
recognize the future land use map amendment. The approved planned development, existing 
infrastructure, and proposed comprehensive plan amendment provides for a suburban level of 
density which is more consistent with the type of development existing and proposed in this 
area of the Fort Myers Shores Planning Community. Consistent with the vision for the 
Caloosahatchee Shores Planning Community, the proposal seeks to promote infill. It is noted 
that Lee County is unable to issue final development orders or extensions which would allow 
acreage in Table l(b) to be exceeded. 

Due to the inter-relationship between the residential acreage included in Table l(b) and the 
forthcoming Planned Development Amendment, the applicant intends to provide a 
strikethrough/underline version of Table l(b) at the time of submittal of the response to the 
first insufficiency. This will ensure the acreage proposed accurately reflects the area proposed 
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for residential development through the zoning process. 

Additional Requirements for Specific Future Land Use Map Amendment 

Urban Sprawl 
The basis for evaluation of whether a comprehensive plan amendment discourages the 
proliferation of urban sprawl was significantly revised by the 2011 Florida Legislature. Under 
the Community Planning Act, Rule 9J-5 of the Florida Administrative Code was repealed and 
with it the detailed urban sprawl methodology. In its place the Legislature adopted the 
following key provisions. 

163.3177(5)(0) Each local government comprehensive plan must include at 
least two planning periods, one covering at least the first 5-year period 
occurring after the plan's adoption and one covering at least a 10-year period. 
Additional planning periods for specific components, elements, land use 
amendments, or projects shall be permissible and accepted as part of the 
planning process. 

1673.3177{6}{a}4 The element shall accommodate at least the minimum 
amount of land required to accommodate the medium projections of the 
University of Florida's Bureau of Economic and Business Research for at least a 
10-year planning period unless otherwise limited under s. 380.05, including 
related rules of the Administration Commission. 

Note that the law has shifted from providing maximum land use allocations to an emphasis on 
ensuring minimum land use allocations. 

The urban sprawl test is carried out through the following prov1s1ons. The proposed 
Comprehensive Plan amendment achieves all of the following factors and therefore it must be 
concluded it discourages the proliferation of urban sprawl. 

163.3177{6}{a)9.b. The future land use element or plan amendment shall be 
determined to discourage the proliferation of urban sprawl if it incorporates a 
development pattern or urban form that achieves four or more of the following: 

{I} Directs or locates economic growth and associated land development to 
geographic areas of the community in a manner that does not have an adverse 
impact on and protects natural resources and ecosystems. 

{II} Promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. 

{lllj Promotes walkable and connected communities and provides for compact 
development and a mix of uses at densities and intensities that will support a 
range of housing choices and a multimodal transportation system, including 
pedestrian, bicycle, and transit, if available. 
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{IV) Promotes conservation of water and energy. 

{VJ Preserves agricultural areas and activities, including si/viculture, and 
dormant, unique, and prime farmlands and soils. 

{VI} Preserves open space and natural lands and provides for public open space 
and recreation needs. 

{Vllj Creates a balance of land uses based upon demands of residential 
population for the nonresidential needs of an area. 

{V!llj Provides uses, densities, and intensities of use and urban form that would 
remediate an existing or planned development pattern in the vicinity that 
constitutes sprawl or if it provides for an innovative development pattern such 
as transit-oriented developments or new towns as defined in FS.163.3164. 

The proposed Comprehensive Plan Amendment discourages urban sprawl in accordance with 
Sections I, II, VI, AND VII above referenced Florida Statute. The proposed density increase will not 
impact natural resources or ecosystems because the proposed planned development will 
maintain the previously approved wetland areas and provide the require open space. Also, 
public utilities are already present adjacent to the property and will be extended to the project 
boundaries to reach the proposed single family lots. The project is centralized in an area of Lee 
County that is accessible to urban services and public transit as demonstrated in the Public 
Facilities Narrative and the attached Service Availability Letters from local service providers. 
The subject property is located within an area that is central to other residential communities, 
schools, and commercial uses which is consistent and creates a balance of residential and 
commercial land uses that continues to prevent urban sprawl. 

Adjacent Local Governments 

The Lee County Home Associates I, LLLP Comprehensive Plan Amendments are distant from and 
will have no effect on other local governments. 

Relevant Regional Policy Plan Goals and Policies 

When the Florida Legislature enacted the Community Planning Act of 2011 (Chapter 2011-139, 
Laws of Florida) the consistency requirement between local comprehensive plans and the state 
comprehensive plan was eliminated. 

The following goals and strategies from the Southwest Florida Strategic Regional Policy Plan are 
relevant to the amendment. 

Goal 1: Supply a variety of housing types in various price ranges to ensure that 
all residents have access to decent and affordable housing. 
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The increase in residential density will provide additional options for housing types in this area of 
Lee County and thereby further this goal. 

Strategy: Maintain the physical infrastructure to meet growth demands. 

Central water and wastewater services are already provided to the subject property. The required 
improvements to these systems already provide the capacity necessary for the proposed 
amendment. The Amendment is also supportive of the following strategies and goal: 

Strategy: Maintain and improve the natural, historic, cultural and tourist-related 
resources as primary regional economic assets. 

Strategy: Ensure sustainable volumes of natural resources for economic 
productivity. 

Goal 2: The diversity and extent of the Region's protected natural systems will 
increase consistently beyond that existing in 2001. 

The concurrent residential planned development is preserving contiguous uplands and 
wetlands consistent with the strategies and goal above. 
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Lee County Homes 
Comprehensive Plan Map Amendment 

Public Facilities Impacts Narrative 
Exhibit-M14 

This analysis considers the proposed Comprehensive Plan Text Amendment in the context of the 
projected impact on public facilities related to the companion Comprehensive Plan Map 
Amendment. The two companion amendments are interrelated as the anticipated impacts to 
public facilities of the text changes to Table l{b) of the Lee Plan are interrelated to the change in 
the proposed future land use designation of the subject property on Map 1 {Future Land Use 
Map). Map 16 {Lee County Planning Communities) is also considered within the context of the 
analysis for the Comprehensive Plan Text Amendment. Map 16 will not be amended; however, it 
is directly impacted by any changes made to Table l{b). 

The analysis is based on the final development scenario for the ±345 acres owned by Lee County 
Homes Associates I, LLLP. The proposed Comprehensive Plan Map Amendment to the Outlying 
Suburban FLU Category is for property located within The Fort Myers Shores Planning 
Community. A concurrent Planned Development Amendment will be submitted to provide 
details regarding the future development of the property. The existing approved Buckingham 345 
Residential Planned Development per Resolution Number Z-05-074 allows for 690 dwelling units, 
the maximum allowed by the existing Sub-Outlying Suburban FLU. The requested Future Land 
Use Map Amendment will increase the maximum density of the subject property by 345 dwelling 
units for a total of 1,035 dwelling units. The following analysis establishes that the additional 
proposed dwelling units will not adversely impact public services. 

Potable Water 
The subject property is within the Lee County Utilities service area limits and will be serviced by 
the Olga Water Treatment Facility. According to the 2019 Concurrency Report, Lee County 
Utilities has an average capacity of 5,900,000 GPD. The 2019 Concurrency Reports indicates that 
158,611 Equivalent Residential Connection {ERC) were served by the plant in 2016. The number 
of ERCs projected in 2023 is 177,652 units. The anticipated ERUs that will be served in 2040 is 
223,893 units. 

Existing Buckingham 345 Maximum Residential 
690 ERC X 250 GPD = 172,500 GPD 

Proposed Lee County Homes Additional Maximum Residential 
345 ERC X 250 GPD = 86,250 GPD 

Total: 258,750 GPO 
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The impact analysis for potable water used the standards of the Florida Administrative Code 64E-
6 and the Lee Plan Policy 95.1.3 consistent with the Lee County Utilities Design Manual. According 
to the 2019 Concurrency Report, Lee County Utilities will have more than adequate capacity to 
service the currently approved maximum dwelling units and the additional proposed 345 
dwelling units. The additional 345 units is well within the projected growth of 177,652 ERCs to be 
served by 2023 and 223,893 ERCs to be served by 2040. Therefore, Lee County Utilities has 
adequate capacity to service the proposed development. 

Sanitary Sewer 

The subject property is within the service area limits for the Lee County Utilities. According to the 
Lee County 2019 Concurrency Report, "Lee County Utilities WWTP capacity is evaluated using 
the interlocal agreement that effectively makes the LCU and FM central systems one combined 
central system. In addition, the Concurrency Report notes there is capacity within the Fort 
Myers/Lee County Utilities WWTP Systems for 147,967 Equivalent Residential Connections (ERC) 
in 2023 and 185,093 ERC in 2040. The system currently serves 132,680 ERCs. The additional 345 
units are well within the projected growth of 15,287 additional ERCs by 2022 and 52,413 
additional ERCs by 2040. Therefore, the additional requested units can be served by the existing 
capacity. 

Existing Buckingham 345 Maximum Residential 
690 ERC X 200 GPD = 138,000 GPD 

Proposed Lee County Homes Maximum Residential 
345 ERC X 200 GPD = 69,000 GPD 

Total: 207,000 GPO 

The impact analysis for sanitary sewer utilizes Florida Administrative Code Chapter 64E-6 and the 
Level of Service Standards outlined in the Lee County Concurrency Report and the Lee County 
Utilities Design Standards Manual. The proposed Amendment shows an increase in demand for 
Sanitary Sewer by 69,000 GPD for the proposed 345 units. The additional units are well within 
the projected growth of 15,287 ERCs which can be served in 2022 and 52,413 ERCs which can be 
served by 2040. Therefore, the capacity is available to service the additional units proposed. 

Solid Waste - Lee County Resource Recovery Facility and Lee-Hendry Regional Landfill 

LOS Standard= 7 pound/day/capita 
Current Facility Capacity= 5. 7 tons/day 

Existing Buckingham 345 Maximum Residential 
690 Dwelling Units X 2.35 persons per unit= 1,622 persons 
1,622 people X 71bs/day = 11,350.5 lbs. 
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Proposed Lee County Homes Maximum Residential 
345 Dwelling Units X 2.35 persons per unit= 811 persons 
811 people X 71bs/day = 5,675.3 lbs. 

Total: 17,025.8 lbs. 

According to the 2019 Lee County Concurrency Report, all unincorporated areas of Lee County 
are consistent with the Level of Service standard set forth in the Lee Plan for solid waste. 

"At the total available system capacity of 1,134,667 tons per year, the Lee County /WMS would be 
capable of providing a 7.0 lbs./capita/day level of service to a full-time combined Lee and Hendry 
County population of 753,489." 

The increase in density based on the proposed plan amendment will result in the generation of 
an additional 5,675.3 pounds per day, which can be accommodated by the current capacity of 
the Lee County Resource Recovery Facility and the Lee-Hendry Regional Landfill. 

Surface Water/Drainage Basins - South Florida Water Management District 

According to the Lee Plan Map 18, the subject property is within the Olga Creek Watershed area. 
According to the Lee Plan Policy 95.1.3 the LOS Standard for storm water management facilities 
is a surface water management system designed to SFWMD standards. The proposed 
development will obtain an Environmental Resource Permit from the South Florida Water 
Management District ensuring consistency with these requirements. 

Regional Parks: 

The 2019 Lee County Concurrency report states there are 3,029 acres of regional parks operated 
by Lee County, roughly 43% of the existing regional park acreage when considering all 
jurisdictions. No new facilities are planned within the fiscal year. "There are no new regional 
parks planned in the next fiscal year or in the CIP. As a result, there is no new regional park 
acreage to be added to the inventory for next year." 

Regional Park Level of Service 
"The inventory indicates a total of 7,051 acres of existing regional parks operated by local, state 
and federal governments. The capacity needed to meet The Lee Plan non-regulatory level of 
service standard of 6 acres per 1,000 total seasonal county population is equal to: 

842,000 [seasonal county population] * (6 acres/1,000) = 5,052 acres. 

The existing inventory meets the regional park level of service standard in the county for the year 
2018 and will continue to do so at least through the next five years of the CIP ... " 



Lee County Homes Public Facilities Impacts Analysis 
Exhibit-M 14 

March 6, 2020 
Page I 4 

The additional 345 residential dwelling units will not negatively impact the Regional Parks Level 
of Service. The 2019 Concurrency report indicates that the existing parks "meets the LOS 
standard in the county for the year 2018 and will continue to do so at least through the next five 
years of the CIP." It should be noted that the Office of Economic and Demographic Research 
identifies the Lee County medium population as 892,108 in 2030, the current time horizon of the 
Lee Plan. The Lee Plan non-regulatory level of service standard for this population is 5,352.6 acres 
of Regional Parks. Lee County currently has 7,051 acres of Regional Parks. There is adequate 
acreage within the currently developed Regional Parks within the County to meet the need of 
the proposed 345 dwelling units. 

Community Parks: 

Community Park Level of Service 
"The capacity needed to meet The Lee Plan non-regulatory level of service standard of 0.8 acres 
per 1,000 total permanent county population, unincorporated areas only, is equal to: 

355,737 [permanent county population/unincorporated areas only] * {0.8 acres/1,000) = 285 
acres. 

The existing inventory meets the community park level of service standard in the county for the 
year 2018 and will continue to do so at least through the next five years of the CIP ... " 

The additional 345 residential dwelling units will not negatively impact the Community Parks 
Level of Service. It should be noted that the Office of Economic and Demographic Research 
identifies the Lee County medium population as 892,108 in 2030, the current time horizon of 
the Lee Plan. The Lee Plan non-regulatory level of service standard for this population is 713.7 
acres of Community Parks. Lee County currently has 743 acres of Community Parks. There is 
adequate acreage within the currently developed Regional Parks within the County to meet the 
need of the proposed 345 dwelling units. 

Public School: 
The proposed development site is within the East Zone, sub-zone E-2. The LOS Standard for 
Elementary, Middle, and High School is based upon Permanent FISH capacity and is 100% as 
adjusted by the School Board annually to account for measurable programmatic changes. The 
calculations below are based on analysis from the 2019 Concurrency Report. These calculations 
will be revised if warranted upon receipt of the Lee County School District's letter of availability. 
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Existing Buckingham 345 Maximum Residential: 
690 dwelling units x 0.295 students/household= 204 

Proposed Lee County Homes Maximum Residential: 
345 dwelling units x 0.295 students/household = 102 

Total: 306 students 

Lee District School Board- East Zone, E-2 
Elementary Schools {Gateway, Harns Marsh, Manatee, River Hall, Sunshine, Tortuga 
Preserve, Treeline) 
Actual Enrollment 2019 = 6,909 FISH Capacity= 6,823 
Seats Available= 86 

Middle Schools {Harns Marsh, Oak Hammock, Varsity Lakes) 
Actual Enrollment 2019 = 4,179 FISH Capacity= 3,770 
Seats Available= 409 

High Schools (Lehigh Senior, Riverdale) 
Actual Enrollment 2019 = 4,587 FISH Capacity= 4,129 
Seats Available= 458 

The additional 345 residential single family dwelling units will increase the number of students in 
the East Zone by 102. The total number of students for the proposed Residential Planned 
Development will be 306. Based on the 2019 Concurrency Report the projected 2019 to 2020 
totals for the entire East Zone demonstrate a deficiency at the middle school and high school 
level. The middle school level deficit will be 439 students. To address the immediate deficit, 
additional portable seats will be added at Harns Marsh, Oak Hammock and Lehigh middle 
schools. A new 1,200 seat middle school is programmed to open in the 2020-21 school year. 

The high school deficit is 524 seats. An addition built at Lehigh High school will provide an 
additional 496 seats. Lee County Schools has acquired a school site in Gateway within the East 
Zone for a future high school, which is expected to open August 2021 and provide 1,520 seats. 
All projected deficits in the East Zone will be addressed within the 2030 time horizon of the Lee 
Plan. 

School Impact Fees, which are assessed at the time of building permit issuance will be available 
as a source to fund the any deficit in student seats attributed to the Residential Planned 
Development. The timing of the Impact Fee payment ensures the resources necessary for the 
number of homes to be built are 
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available. Any of the 1,035 proposed dwelling units that are constructed, will be assessed impact 
fees consistent with LDC Section 2-400 through 2-415. 

A request for a letter of available capacity to serve the proposed residential planned 
development was requested from the Lee County School District. The letter is expected to 
contain similar information to the analysis above, which was extracted from the 2019 
Concurrency Report. Upon receipt of the letter any necessary revisions to the analysis above will 
be completed and an updated Public Facilities will be submitted. 
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1.0 INTRODUCTION 

This report documents the Lee County Protected Species Survey (PSS) conducted by Passarella 
& Associates, Inc. (PAI) for Buckingham 345 (Project). The purpose of the survey was to review 
the Project for protected species in accordance with Lee County Land Development Code (LDC) 
Chapter 10, Article III, Division 8 (Protection of Habitat) Standards. 

The Project is 344. 78± acres and is located in Sections 32 and 33, Township 43 South, Range 26 
East, Lee County (Figure 1). The Project is approximately 1.2 miles south of State Road 80, on 
the east side of Buckingham Road. 

The majority of the Project site consists of fields utilized for the production of hay, and contains 
forested uplands and wetlands in the southwest comer. 

2.0 LAND USES AND VEGETATION ASSOCIATIONS 

The vegetation mapping for the Project was conducted using January 2019 Lee County rectified 
aerials. Groundtruthing to map the vegetative communities was conducted on January 28, 2020 
utilizing the Florida Land Use, Cover and Forms Classification System (FLUCFCS) Levels III 
and IV (Florida Department of Transportation 1999). Level IV FLU CFCS was utilized to denote 
hydrological conditions and disturbance. "E" codes were used to identify levels of exotic 
infestation (i.e., melaleuca (Melaleuca quinquenervia), aquatic soda apple (Solanum tampicense) 
and Brazilian pepper (Schinus terebinthifolia)). AutoCAD Map 3D 2017 software was used to 
determine the acreage of each mapping area, produce summaries, and generate the FLUCFCS 
map. An Aerial with FLUCFCS and Wetlands Map is provided as Appendix A. 

A total of 14 vegetative associations and land uses (i.e., FLUCFCS codes) were identified on the 
property. Table 1 provides the breakdown of the FLUCFCS codes by acreage, while a 
description of each of the classifications follows. 

Table 1. Existing Land Use and Cover Summary 

FLUCFCS Description Acreage 
Percent 

Code of Total 
2153 Field Crops, Hay 301.84 87.5 
260 Rural Open Land 4.67 1.4 
422 Brazilian Pepper 9.72 2.8 
4221 Brazilian Peooer, Hydric 2.36 0.7 
4349 E2 Mixed Hardwood Conifer, Disturbed (25-49% Exotics) 10.22 3.0 
4349 E4 Mixed Hardwood Conifer, Disturbed (76-100% Exotics) 6.22 1.8 
514 Ditch, 0.90 0.3 
6189 E2 Willow, Disturbed (25-49% Exotics) 0.14 <0.1 
6219 E2 Cypress, Disturbed (25-49% Exotics) 3.02 0.9 

6219 E3 Cypress, Disturbed (50-75% Exotics) 0.70 0.2 

6249E2 Cypress/Pine/Cabbage Palm, Disturbed (25-49% Exotics) 3.35 1.0 

1 
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Table 1. (Continued) 

FLUCFCS 
Description Acreage 

Percent of 
Code Total 

740 Disturbed Land 0.84 0.2 

7401 Disturbed Land, Hydric 0.35 0.1 

8146 Unpaved Road 0.45 0.1 
Total 344.78 100.0 

Field Crops, Hay (FLUCFCS Code 2153) 
This land use type consists of hay fields. The canopy and sub-canopy of this land use type are 
open. The ground cover contains primarily bahiagrass (Paspalum notatum), with some 
broomgrass (Andropogon virginicus), torpedograss (Panicum repens), bermudagrass (Cynodon 
dactylon), spermacoce (Spermacoce verticillata), and common ragweed (Ambrosia 
artemisiifolia), scattered water pennywort (Hydrocotyle umbellata), fingergrass (Eustachys 
petraea), musky mint (Hyptis alata), and tickseed (Coreopsis spp.). 

Rural Open Lands (FLUCFCS Code 260) 
This land use type consists of agricultural support structures, farm equipment and supplies. The 
canopy and sub-canopy vegetation may include scattered slash pine (Pinus elliottii), live oak 
(Quercus virginicus), cabbage palm (Sabal palmetto), and Brazilian pepper. The ground cover is 
mostly bahiagrass with some scattered common ragweed and broomgrass. 

Brazilian Pepper (FLUCFCS Code 422) 
The canopy of this vegetative community contains widely scattered cabbage palm, live oak, and 
laurel oak (Quercus laurifolia). The sub-canopy is dominated by Brazilian pepper, with some 
scattered cabbage palm. The ground cover is mostly open but may contain some scattered swamp 
fem (Telmatoblechnum serrulatum) and muscadine grape (Vitis rotundifolia). 

Brazilian Pepper, Hydric (FLUCFCS Code 4221) 
The canopy of this vegetative community contains widely scattered cabbage palm, live oak, and 
laurel oak. The sub-canopy is dominated by Brazilian pepper, with some scattered cabbage palm. 
The ground cover is mostly open but may contain some scattered swamp fem. 

Mixed Hardwood Conifer, Disturbed (25-49% Exotics) (FLUCFCS Code 4349 E2) 
The canopy of this upland habitat consists of a combination of species including slash pine, 
laurel oak, live oak, cabbage palm, and java plum (Syzygium cumini). The sub-canopy contains 
laurel oak, myrsine (Myrsine cubana), java plum, and Brazilian pepper. The ground cover 
includes some saw palmetto (Serenoa repens), caesarweed (Urena lobata), and greenbrier 
(Smilax spp.). 

Mixed Hardwood Conifer, Disturbed (76-100% Exotics) (FLUCFCS Code 4349 E4) 
The vegetative composition of this habitat is similar to FLUCFCS Code 4349 E2 except it 
contains 76-100 percent coverage by exotic species. 
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The canopy of this land use type is mostly open. The sub-canopy contains Brazilian pepper, 
Peruvian primrose willow (Ludwigia peruviana) or Carolina willow (Salix caroliniana). The 
ground cover vegetation may include torpedograss, and water pennywort. 

Willow, Disturbed (25-49% Exotics) (FLUCFCS Code 6189 E2) 
The canopy of this vegetative community is open. The sub-canopy vegetation is dominated by 
Carolina willow with Brazilian pepper and Peruvian primrose willow. Typical ground cover 
vegetation includes red ludwigia (Ludwigia repens), cattail (Typha latifolia), climbing hempvine 
(Mikania scandens ), and swamp fem. 

Cypress, Disturbed (25-49% Exotics) (FLUCFCS Code 6219 E2) 
The canopy of this vegetative community is dominated by bald cypress (Taxodium distichum) 
with scattered cabbage palm and red maple (Acer rubrum). The sub-canopy contains cabbage 
palm, Brazilian pepper red maple, myrsine, bald cypress and scattered java plum. The ground 
cover includes swamp fem, leather fem (Acrostichum danaeifolium), sawgrass (Cladium 
jamaicense ), aquatic soda apple, and greenbrier. 

Cypress, Disturbed (50-75% Exotics) (FLUCFCS Code 6219 E3) 
The vegetative composition of this habitat is similar to FLUCFCS Code 6219 E2 except it 
contains 50-75 percent coverage by exotic species. 

Cypress/Pine/Cabbage Palm, Disturbed (25-49% Exotics) (FLUCFCS Code 6249 E2) 
The canopy of this vegetative community contains mixed cypress, pine, cabbage palm, and laurel 
oak. The sub-canopy contains cabbage palm, bald cypress, laurel oak, java plum, and Brazilian 
pepper. The ground cover contains swamp fem, greenbrier, and aquatic soda apple. 

Disturbed Land (FLUCFCS Code 740) 
The canopy and sub-canopy of this land use type are open. The ground cover vegetation includes 
bahiagrass, smutgrass (Sporobolus indicus), dog fennel (Eupatorium capilifolium) caesmweed, 
common ragweed, muscadine grape, and peppervine (Nekemias arborea). 

Disturbed Land, Hydric (FLUCFCS Code 7401) 
The canopy of this land use type is open. The sub-canopy consists of Brazilian pepper and 
Peruvian primrose willow. The ground cover vegetation includes torpedograss. 

Unpaved Road (FLUCFCS Code 8146) 
This land use type consists of a well-traveled and maintained gravel road. 

3.0 METHODOLOGY AND DISCUSSION 

Surveys for Lee County protected species are based on the presence of specific vegetation 
associations and habitat types as outlined in Appendix Hof the LDC. The frequency of transects 
performed in these habitats was designed to meet or exceed the 80 percent minimum coverage 
requirement. Table 2 outlines those protected species that may inhabit or utilize a particular 
vegetation association. 
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Table 2. Potential Lee County Protected Species by Habitat Type 

FLUCFCS Code and Description Potential Protected Species 

Burrowing Owl (Athene cunicularia) 

2153* Field Crops, Hay Gopher Tortoise (Gopherus Polyphemus) 
Southeastern American Kestrel (Falco sparverius 
paulus) 
Burrowing Owl (Athene cunicularia) 

260* Rural Open Land Gopher Tortoise (Gopherus Polyphemus) 
Southeastern American Kestrel (Falco sparverius 
paulus) 

422 Brazilian Pepper NIA 

4221 Brazilian Pepper, Hydric NIA 

4349 E2 
Mixed Hardwood Conifer, 

Florida Panther (Puma concolor coryi) Disturbed (25-49% Exotics) 

4349 E4 
Mixed Hardwood Conifer, 

Florida Panther (Puma concolor coryi) Disturbed (76-100% Exotics) 
American Alligator (Alligator mississippiensis) 

Limp kin (Ara mus guarauna) 

Little Blue Heron (Egretta caerulea) 

514 Ditch 
Reddish Egret (Egretta rufescens) 

Roseate Spoonbill (Ajaia ajaja) 

Snowy Egret (Egretta thula) 

Tri-Colored Heron (Egretta tricolor) 

Everglades Mink (Mustela vis on evergladensis) 

Willow, Disturbed (25-49% 
Little Blue Heron (Egretta caerulea) 

6189 E2 Snowy Egret (Egretta thula) 
Exotics) 

Tri-Colored Heron (Egretta tricolor) 

American Alligator (Alligator mississippiensis) 

Limp kin (Aramus guarauna) 

6219 E2 
Cypress, Disturbed (25- Little Blue Heron (Egretta caerulea) 
49% Exotics) Snowy Egret (Egretta thula) 

Tri-Colored Heron (Egretta tricolor) 

Wood Stork (Mycteria americana) 

American Alligator (Alligator mississippiensis) 

Limpkin (Aramus guarauna) 

6129 E3 
Cypress, Disturbed (50- Little Blue Heron (Egretta caerulea) 
75% Exotics) Snowy Egret (Egretta thula) 

Tri-Colored Heron (Egretta tricolor) 

Wood Stork (Mycteria americana) 
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Table 2. (Continued) 

FLUCFCS Code and Description Potential Protected Species 

6129 E3 Cypress, Disturbed ( 50-
Florida Black Bear (Ursus americanus 
fforidanus) 

(Continued) 75% Exotics) (Continued) 
Florida Panther (Puma concolor coryi) 

Little Blue Heron (Egretta caerulea) 

Cypress/Pine/Cabbage 
Snowy Egret (Egretta thula) 

Tri-Colored Heron (Egretta tricolor) 6249 E2 Palm, Disturbed 
(25-49% Exotics) Florida Black Bear (Ursus americanus 

floridanus) 
Florida Panther (Puma concolor coryi) 

740* Disturbed Land NIA 
7401* Disturbed Land, Hydric NIA 
8146 Unpaved Road NIA 

*Habitat surveyed for the species noted, although not required per the LDC 
NI A- Not Applicable 

The PSS for the Project was conducted by PAI on February 7, 2020. The survey was conducted 
during daylight hours. Weather conditions at the start of the day during the survey period 
consisted of temperatures in the mid-60s, overcast skies, and winds out of the northwest at 10 to 
15 miles per hour. The type of survey utilized for the PSS included meandering pedestrian 
transects, per WilsonMiller, Inc. methodology previously approved by Lee County. 

Visibility in the surveyed habitats varied due to the density of vegetation. A summary of the 
limits of visibility, number, length of transects walked, and percent of coverage by habitat type is 
provided in Table 3. These summaries are not provided for habitats not technically required to be 
surveyed per the LDC, unless a Lee County protected species was observed within that habitat. 
Habitats were surveyed at or greater than 80 percent coverage. 

Table 3. Summary of Habitat Coverage 

FLUCFCS Total Area 
Transect Average 

Percent 
Code 

Description 
(Acres) 

Length Visibility 
Coverage (Feet) (Feet)1 

2153* Field Crops, Hay 301.84 29,583 200 90 

260* Rural Open Land 4.67 644 150 95 

4349 E2 
Mixed Hardwood Conifer, 

10.22 2,374 75 80 
Disturbed (25-49% Exotics) 

4349 E4 
Mixed Hardwood Conifer, 

6.22 3,613 30 80 
Disturbed (76-100% Exotics) 

514 Ditch 0.90 314 50 80 

6189 E2 Willow, Disturbed (25-49% 0.14 58 45 85 Exotics) 
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Table 3. (Continued) 

FLUCFCS Total Area 
Transect Average 

Percent 
Code 

Description 
(Acres) 

Length Visibility 
Coverage (Feet) (Feet)1 

6219 E2 
Cypress, Disturbed (25-49% 

3.02 1,184 50 90 Exotics) 

6219 E3 
Cypress, Disturbed (50-75% 

0.70 274 50 90 Exotics) 
Cypress/Pine/Cabbage Palm, 

6249E2 Disturbed 3.35 1,313 50 90 
(25-49% Exotics) 

1Average visibility to one side of transect. 
*Habitat surveyed as a precautionary measure, although not required per the LDC. 

4.0 SURVEY RESULTS 

During the survey, two limpkins (Aramus guarauna) were documented on the Project site. Also 
observed was a Florida black bear (Ursus americanus floridanus) scratch tree. An aerial with 
FLUCFCS, survey transects, and protected species locations is provided as Appendix B. 
Additionally, although not designated as a Lee County protected species, multiple state 
endangered cardinal airplants (Tillandsia fasciculata) and giant wild pine airplants (Tillandsia 
utriculata) were also observed within forested areas of the Project site. 

The two limpkins were observed in fields utilized for the production of hay (FLUCFCS Code 
2153) and rural open lands (FLUCFCS Code 260). The limpkin is not listed by the U.S. Fish and 
Wildlife Service (USFWS) or the Florida Fish and Wildlife Conservation Commission (FWCC), 
but is designated as protected per the Lee County LDC. The Florida black bear scratch tree was 
observed in cypress habitat (FLUCFCS Code 6219). The Florida black bear is not listed, but is 
designated as protected per the Lee County LDC. 

The airplant species were observed within cypress habitat (FLUCFCS Code 6219), cypress, pine, 
and cabbage palm habitat (FLUCFCS Code 6249), and mixed hardwood/conifer habitat 
(FLUCFCS Code 4349). The cardinal airplant and giant wild pine airplant are listed as 
endangered by the Florida Department of Agriculture and Consumer Services (FDACS) under 
rule 5B-40.0055 of the Regulated Plant Index. 

5.0 ABUNDANCE OF PROTECTED SPECIES OBSERVED 

Density calculations are provided for each Lee County protected species documented within each 
habitat type. Separate calculations will be provided if more than one of the same protected 
species is observed within different habitat types. Please note that density estimates for wildlife 
species are only provided for direct sightings. Density calculations will not be provided for 
protected plant species unless there is a carrying capacity for that species. 
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The Lee County protected species abundance calculations are provided in Table 4, while Table 5 
summarizes the protected species survey findings. 

Table 4. Lee County Protected Species Abundance Calculations 

Protected Species Density: 

= Number of individuals observed 
= Length of transect (feet) 

where n 
L, 
W, 
W2 

= Distance of visibility to the right of transect (feet) 
= Distance of visibility to the left of transect (feet) 

Limpkin 

FLUCFCS Code 2153 

= {1/ [(29,583 ft.) (200 ft.+ 200 ft.)]}(43,650) 
= {1/ 11,833,200}(43,560) 
= {8.451 X 10-8}(43,560) 
= 0.004 limpkin/acre 

FLUCFCS Code 260 

= {1/ [(644 ft.) (150 ft.+ 150 ft.)]}(43,650) 
= {1/ 193,200}(43,560) 
'= {5.176 X 10-6}(43,560) 
= 0.225 limpkin/acre 

Table 5. Lee County Protected Species Survey Summary 

Protected Species 
FLUCFCS Percent Area 

Present 
Code/Area Surveyed 

Reptiles 

American Alligator 
514 80 
6219 E2 90 

(Alligator mississippiensis) 
6219 E3 90 

Gopher Tortoise 2153 90 
( Gopherus polyphemus) 260 95 

Birds 
Burrowing Owl 2153 90 
(Athene cunicularia) 260 95 

Limpkin 
2153 90 X 
260 95 X 

(Aramus guarauna) 
514 80 
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Absent 
Density 

(Per Acre) 

X 
X 
X 
X 
X 

X 
X 

0.004 
0.225 

X 



Table 5. (Continued) 

Protected Species 
FLUCFCS Percent Area 

Present Absent 
Density 

Code/Area Surveyed (Per Acre) 
Birds (Continued) 

Limpkin 6219 E2 90 X 
(Aramus guarauna) 

6219 E3 90 X 
( Continued) 

514 80 X 
Little Blue Heron 6189 E2 85 X 
(Egretta caerulea) 6219 E2 90 X 

6219 E3 90 X 
6249 E2 90 X 

Reddish Egret 
514 80 X 

(E~retta rufescens) 
Roseate Spoonbill 

514 80 X 
(Ajaia ajaja) 

514 80 X 

Snowy Egret 
6189 E2 85 X 
6219 E2 90 X 

(Egretta thula) 
6219 E3 90 X 
6249 E2 90 X 

Southeastern American 2153 90 X 
Kestrel (Falco sparverius 

260 95 X 
paulus) 

514 80 X 

Tri-Colored Heron 
6189 E2 85 X 
6219 E2 90 X 

(Egretta tricolor) 
6219 E3 90 X 
6249 E2 90 X 

Wood Stork 6219 E2 90 X 
(Mycteria americana) 6219 E3 90 X 

Mammals 
Everglades Mink 
(Mustela vison 514 80 X 
everf!ladensis) 
Florida Black Bear 6219 E2 90 X 
(Ursus americanus 6219 E3 90 X 
fl,oridanus) 6249 E2 90 X 

4349 E2 80 X 
Florida Panther 4349 E4 80 X 
(Puma concolor coryi) 6219 E2 90 X 

6219 E3 90 X 
6249 E2 90 X 
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6.0 MANAGEMENT PLAN 

A protected species management plan per LDC 10-4 7 4 will be prepared and submitted to the 
Division of Environmental Sciences prior to Development Order approval. The protected species 
management plan will outline protection measures for the protected species documented on the 
Project site. 

7.0 REFERENCES 

Florida Department of Transportation. 1999. Florida Land Use, Cover and Forms Classification 
System. Procedure No. 550-010-001-a. Third Edition. 
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APPENDIX A 

AERIAL WITH FLUCFCS AND WETLANDS MAP 



R.F. 01/31/20 13620 Metropolis Avenue 

PASSARELLA Updated boundary 03/31/20 DESlONED BY DATE Suite 200 

c.c. 01/31/20 · Ft.Myers, FL 33912 
Revised per surveyed wetland Lines 04/30/20 Phone (239) 2740067 --~c~i~;;J & ASSOCIATES ~ REVIEWED BY DATE 

c.c. 01/31/20 Fax (239) 2 7 4-0069 

FLUCFCS 
CODES 
2153 
260 
422 
4221 
4349 E2 
4349E4 
514 
6189E2 
6219E2 
6219E3 
6249E2 
740 
7401 
8146 

DESCRIPTIONS ACREAGE 
FIELD CROPS, HAY 301.84Ac.:,: 

RURAL OPEN LAND 4.67 Ac.:,: 

BRAZILIAN PEPPER 9.72 Ac.:,: 

BRAZILIAN PEPPER, HYDRIC 2.36 Ac.:,:· 

HARDWOOD/CONIFER MIXED, DISTURBED (25-49% EXOTICS) 10.22Ac.:,: 
HARDWOOD/CONIFER MIXED, DISTURBED (76-100% EXOTICS) 6.22 Ac.:,: 

DITCH 0.90 Ac.:,: 
WILLOW, DISTURBED (25-49% EXOTICS) 0.14Ac.:,: 
CYPRESS, DISTURBED (25-49 EXOTICS) 3.02 Ac.:,: 
CYPRESS, DISTURBED (5CH5% EXOTICS) 0.70 Ac.:,: 
CYPRESS/PINE/CABBAGE PALM, DISTURBED (25-49% EXOTICS} 3.35 Ac.:,: 
DISTURBED LAND 0.84 Ac.:,: 
DISTURBED LAND, HYDRIC 0.35 Ac.:,: 
UNPAVED ROAD 0.45Ac.:,: 

TOTAL 344.78 Ac.:,: 

LEGEND: 

SFWMD WETLANDS 
(9.92 Ac.±} 

%OF 
TOTAL 

87.5% 
1.4% 
2.8% 
0.7% 
3.0% 
1.8% 
0.3% 
0.0"/o 
0.9% 
0.2% 
1.0"/o 
0.2% 
0.1% 
0.1% 

100.0% 

SFWMD "OTHER SURFACE WATERS" 
(0.90 Ac.±} 

SURVEYED WETLAND LINE 

NOTES: 

AERIAL PHOTOGRAPHS WERE ACQUIRED 
THROUGH THE LEE COUNTY PROPERTY 
APPRAISER'S OFFICE WITH FLIGHT 
DATES OF JANUARY - FEBRUARY 2019. 

PROPERTY BOUNDARY PER GL HOMES 
DRAWING No. I4879BNDY ENG .DWG 
DATED MARCH 31 , 2020. 

FLUCFCS LINES ESTIMATED FROM 1"=200' 
AERIAL PHOTOGRAPHS AND LOCATIONS 
APPROXIMATED. 

FLUCFCS PER FLORIDA LAND USE, COVER 
AND FORMS CLASSIFICATION SYSTEM 
(FLUCFCS) (FOOT 1999). 

SURVEYED WETLAND LINES PER METRON 
SURVEYING AND MAPPING , LLC . DRAWING 
No . I4879ENG DO 60SC.DWG DATED 
APRIL 30 , 2020. 

BUCKINGHAM 345 20LCH3210 

AERIAL WITH FLU CFCS AND WETLANDS MAP 
SHEET No. 
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APPENDIXB 

AERIAL WITH FLUCFCS, SURVEY TRANSECTS, 
AND PROTECTED SPECIES LOCATIONS 



R.F./T.S. 2/10/20 13620 Metropolis AYenue 

PASSARELLA Updated boundary 03/31/20 DESIGNED BY DATI Su ite 200 
Ft. Myers, FL 33912 

Revised per surveyed wetland Lines 04/30/20 c.c. 2/10/20 
Phone (239) 274-0067 --~~~l~t;~ & ASSOCIATES~ LE. DATE 

C.C. 2/10/20 Fax (239) 274-0069 

FLUCFCS 
CODES 
2153 
260 
422 
4221 
4349 E2 
4349 E4 
514 
6189 E2 
6219E2 
6219E3 
6249 E2 
740 
7401 
8146 

%OF 
DESCRIPTIONS ACREAGE TOTAL 

FIELD CROPS, HAY 301 .84Ac.± 87.5% 

RURAL OPEN LAND 4.67 Ac.± 1.4% 

BRAZILIAN PEPPER 9.72Ac.± 2.8% 
BRAZILIAN PEPPER, HYDRIC 2.36Ac.± 0.7% 

HARDWOOD/CONIFER MIXED, DISTURBED (25-49% EXOTICS) 10.22Ac.± 3.0% 
HARDWOOD/CONIFER MIXED, DISTURBED (76-100% EXOTICS) 6.22 Ac.± 1.8% 

DITCH 0.OOAc.± 0.3% 
WILLOW, DISTURBED (25-49% EXOTICS) 0.14 Ac.± 0.0% 
CYPRESS, DISTURBED (25-49 EXOTICS) 3.02Ac.± 0.9% 
CYPRESS, DISTURBED (5<H5% EXOTICS) 0.70Ac.± 0.2% 
CYPRESS/PINE/CABBAGE PALM. DISTURBED (25-49% EXOTICS) 3.35 Ac.± 1.0% 
DISTURBED LAND 0.84 Ac.± 0.2% 
DISTURBED.LAND, HYDRIC 0.35 Ac.± 0.1% 

UNPAVED ROAD 0.45Ac.+ 0.1% 
TOTAL 344.78Ac.± 100.0% 

LEGEND: 

D SFWMD WETLANDS . (9 . 92 Ac.±) 

~ 
SFWMD 'OTHER SURFACE WATERS' 
(0 .90 Ac.±) 

/\/ SURVEYED WETLAND LI NE 

APPROXIMATE LOCATION OF 
WALKED TRANSECTS 

• LIM LIMPKIN 

• BST BEAR SCRATCH TREE 

• CA CARDINAL AIRPLANT 

• GWP GIANT WILD PINE AIRPLANT 

NOTES: 

AERIAL PHOTOGRAPHS WERE ACQUIRED 
THROUGH THE LEE COUNTY PROPERTY 
APPRAISER'S OFFICE WITH FLIGHT 
DATES OF JANUARY - FEBRUARY 2019 . 

PROPERTY BOUNDARY PER GL HOMES 
DRAWING No. 14879BNDY ENG.DWG 
DATED MARCH 31 , 2020. 

FLUCFCS LINES ESTIMATED FROM 1'=200' 
AERIAL PHOTOGRAPHS AND LOCATIONS 
APPROXIMATED. 

FLUCFCS PER FLORIDA LAND USE, COVER 
AND FORMS CLASSIFICATION SYSTEM 
(FLUCFCS) (FDOT 1999). 

SURVEYED WETLAND LINES PER METRON 
SURVEYING AND MAPPING, LLC . DRAWING 
No. 14879ENG DO 60SC.DWG DATED 
APRIL 30, 2020. 

BUCKINGHAM 345 20LCH3210 

AERIAL WITH FLUCFCS AND WETLANDS, SURVEY TRANSECTS, 
AND PROTECTED SPECIES LOCATIONS MAP 

SHEET No. 

APPENDIX B 



PARTS 
ENVIRONMENTAL REQUIREMENTS 

A. Topography: Describe the range of surface elevations of the property. Attach a county topographic map (if 
available) or a USGS quadrangle map showing the subject property. [34-373(a)(4)d.iv.J 

Please refer to the maps prepared by Morris-Depew Associates. 

B. Sensitive Lands: Identify any environmentally sensitive lands, including, but not limited to, wetlands (as 
defined in the LEE Plan Section XII), flow-ways, creek beds, sand dunes, other unique land forms [see LEE 
Plan Policy 77.1.1 (2)] or listed species occupied habitat [see LCLDC Section 10-473]. 

Vegetation mapping for the Project was conducted using 2019 rectified color aerials. Groundtruthing to map 
the vegetative communities was conducted on January 28, 2020 utilizing the Florida Land Use, Cover and 
Forms Classification System (FLUCFCS) Levels Ill and IV (Florida Department of Transportation 1999). The 
property consists of Field Crops, Hay (FLUCFCS Code 2153), Rural Open Land (FLUCFCS Code 260), 
Brazilian Pepper ( Schinus terebinthifolius) (FLUCFCS Code 422), Brazilian Pepper, Hydric (FLUCFCS 
Code 4221), Mixed Hardwood Conifer, Disturbed (25-49% Exotics) (FLUCFCS Code 4349 E2), Mixed 
Hardwood Conifer, Disturbed (76-100% Exotics) (FLUCFCS Code 4349 E4), Ditch (FLUCFCS Code 514), 
Willow, Disturbed (25-49% Exotics) (FLUCFCS Code 6189 E2), Cypress, Disturbed (25-49% Exotics) 
(FLUCFCS Code 6219 E2), Cypress, Disturbed (50-75% Exotics) (FLUCFCS Code 6219 E3), 
Cypress/Pine/Cabbage Palm, Disturbed (25-49% Exotics) (FLUCFCS Code 6249 E2), Disturbed Land 
(FLUCFCS Code 740), Disturbed Land, Hydric (FLUCFCS Code 7401) and Unpaved Road (FLUCFCS 
Code 8146). AutoCAD Map 3D 2017 software was used to determine the acreage of each mapping area, 
produce summaries, and generate the FLUCFCS and Wetlands Map (Sheet 1 ). According to the FLU CFCS 
and Wetlands Map, there are approximately 9.93 acres of jurisdictional wetlands located on the property. 

A Lee County protected species survey was conducted on the property on February 7, 2020. Two limpkins 
(Aramus guarauna) were documented on the site. Also observed was a Florida black bear ( Ursus 
americanus floridanus) scratch tree. In addition to the Lee County protected species observed, multiple 
cardinal airplants (Til/andsia fasciculata) and giant wild pine (Tillandsia utriculata) were observed within the 
site. The cardinal airplant and giant wild pine airplant are listed as endangered by the Florida Department 
of Agriculture and Consumer Services (FDACS). Please refer to Appendix B in the attached Protected 
Species Survey report for the locations of protected species observed. 

C. Preservation/Conservation of Natural Features: Describe how the lands listed in PART 8.8. above will 
be protected by the completed project: 

Approximately 7.07 acres of wetland habitat will be preserved, all of which are considered indigenous native 
vegetation per the Lee County Land Development Code (LDC) Section 10-1. Additionally, 10.22± acres of 
uplands will be preserved, all of which are considered indigenous native vegetation. The preserved areas 
will be enhanced by the removal of exotic vegetation. The preserve areas will be maintained free of exotic 
vegetation in perpetuity. 

D. Shoreline Stabilization: If the project is located adjacent to navigable natural waters, describe the method 
of shoreline stabilization, if any, being proposed: 

Not applicable 
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E. Soils Map: Attach maps drawn at the same scale as the Master Concept Plan marked or overprinted to 
show the soils classified in accordance with the USDA/SGS System. [34-373(a)(4)b.i.J 

A soils map is attached as Sheet 2. 

F. FLUCCS Map: A Florida Land Use, Cover and Classification System (FLUCCS) map, at the same scale as 
the Master Concept Plan, prepared by an environmental consultant. The FLUCCS map must clearly 
delineate any Federal and State jurisdictional wetlands and other surface waters, including the total acreage 
of Federal and State wetlands. [34-373(a)(4)c.J 

A FLUCFCS and Wetlands Map is attached as Sheet 1. There are approximately 9.93 acres of jurisdictional 
SFWMD wetlands on the property and 0.90± acre of "other surface waters." 

G. Rare & Unique Upland Habitat Map: Maps drawn at the same scale as the Master Concept Plan marked 
or overprinted to show significant areas of rare and unique upland habitat as defined in the LEE Plan Section 
XII. [34-373(a)(4}b.iii.J 

There is no rare and unique upland habitat on the Project site. 

H. Existing and Historic Flow-Ways Map: Map(s) drawn at the same scale as the master concept plan 
marked or overprinted to show existing and historic flow-ways. [34-373(a)(4)b.v.J 

Not applicable. 
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~ CC 01/31/20 Ft. Myers, FL 339 12 

FLUCFCS 
CODES 
2153 
260 
422 
4221 
4349E2 
4349E4 
514 
6189E2 
6219 E2 
6219 E3 
6249 E2 
740 
7401 
8146 

LEGEND: 

SFWMD WETLANDS 
(9.92 Ac.±) 

SFWMD "OTHER SURF ACE WATERS" 

(0 .90 AC.±) 

SURVEYED WETLAND LINE 

DESCRIPTIONS 
FIELD CROPS, HAY 
RURAL OPEN LAND 
BRAZlUAN PEPPER 
BRAZlUAN PEPPER, HYDRIC 
HARDWOOD/CONIFER MIXED, DISTURBED (25-49% EXOTICS) 
HARDWOOD/CONIFER MIXED, DISTURBED (76-100% EXOTICS) 
DITCH 
WIUOW, DISTURBED (25-49% EXOTICS) 
CYPRESS, DISTURBED (25-49 EXOTICS) 
CYPRESS, DISTURBED (50-75% EXOTICS) 
CYPRESS/PINE/CABBAGE PALM, DISTURBED (25-49% EXOTICS) 
DISTURBED LAND 
DISTURBED LAND, HYDRIC 
UNPAVED ROAD 

ACREAGE 
301.84 Ac.± 

4.67 Ac.± 
9.72 Ac.± 
2.36Ac.± 

1022Ac.± 
6.22 Ac.± 
0.90Ac.± 
0.14Ac.± 
3.02Ac. ± 
0.70Ac. ± 
3.35Ac.± 
0.84Ac.± 
0.35 Ac.± 
0.45 Ac.± 

TOTAL 344.78 Ac.± 

BUCKINGHAM 345 

AERIAL WITH FLU CFCS AND WETLANDS 

%OF 
TOTAL 

87.5% 
1.4% 
2.8% 
0.7% 
3.0% 
1.8% 
0.3% 

0.0% 
0.9% 
0.2% 
1.0% 
0.2% 
0.1% 
0.1% 

100 .0% 

NOTES: 

AERIAL PHOTOGRAPHS WERE ACQUIRED 
THROUGH THE LEE COUNTY PROPERTY 
APPRAISER'S OFFICE WITH FLI GHT 
DATES OF JANUARY - FEBRUARY 2019. 

PROPERTY BOUNDARY PER GL HOMES 
DRAWING No. I4879BNDY ENG.DWG 
DATED MARCH 31. 2020. 

FLUCFCS LINES ESTIMATED FROM 1"•200' 
AERIAL PHOTOGRAPHS AND LOCATI ONS 
APPROXIMATED. 

FLUCFCS PER FLORIDA LAND USE, COVER 
AND FORMS CLASSIFICATION SYSTEM 
(FLUCFCS) (FDOT 1999). 

SURVEYED WETLAND LINES PER METRON 
SURVEYING AND MAPPING, LLC. DRAWING 
No. 148 79ENG DO 60SC. DWG DATED 
APRIL 30, 2020. 

20LCH32 10 
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LEGEND 

BUCKINGHAM 34 5 

500 
Feet 

1,000 

~ DRAWN BY DATE 
aa D B / / 13620 Metropolis Avenue 
1'-! i-,;...·...;....· ____ 4..:.:....;;;.13:..:....::..20:....i 
_ REVIEWED BY DATE Suite 200 
~ LE. 4/ 13/ 20 Fort Myers, Florida 339 12 

, Soil Unit 

13 
14 
28 
33 
34 
44 
45 
49 

Description 

BOCA FINE SAND 

VALKARIA FINE SAND 

IMMOKALEE SAND 

OLDSMAR SAND 

MALABAR FINE SAND 

MALABAR FINE SAND, DEPRESSIONAL 

COPELAND SANDY LOAM, DEPR ESSIONAL 

COPELAND SANDY LOAM, DEPRESSIONAL 

NOTES: 

ROADWAY NETWORKS WERE ACQUIRED 
FROM THE FLORIDA GEOGRAPHIC DATA 
LI BRARY WEBSI TE. 

SOI LS MAPPING WAS ACQUIRED FROM 
THE FLORIDA GEOGRAPHIC DATA LIBRAR Y 
WEBS ITE OCTOBER 2007 AND CREATED BY 
THE NATURAL RESOURCES CONSERVATION 
SERVICE 1990. 

BUCKINGHAM 345 
SOILSMAP 

DRAWING No. 

20LCH3210 

SHEET No. 

SHEET 2 I 1-,--u:-v,-,.-0------"--o-AT~.~ P~~~z~t;~ ;~2t 
-'; ~ __________ _._ _____________ ,L... __________________________ L ______________________ L ____ _J 



PROJECT: 

LEE COUNTY HOMES 

LOCATION: 

ACCESS UNDETERMINED 
FORT MYERS, FL 

CLIENT: 

LEE COUNTY HOMES 
ASSOCIATES I, LLLP 

CONSUL TANT: 

~ 
ENGINEERS • Pl.ANNERS • SURVEYORS 

LANDSCAPE ARCHITECTS 
FL C'i l,/0, 6532/A.CEITTNCI.U36ft91 / LC260ll03,30 

Fort Myers 
~ 1'\ClevelollldAY'!nu!J 

FortMfers,Aorid1 331lOI 
(2J9)3J7-:!!.")) 

Fi!lX:(239)337..:!994 
Tollff~: &66-337-734 1 

Tallahassee 
113Sol,(l, Mom,•StrNC 

,scAoo, 
r.ilohoo .... Aorid•3Z301 

TollrH; ec!G-~7•73"1 

PREPARED BY: 

REVISIONS 

PROJECT MANAGER: 

DRAVv'INGBY: 

JURISDICTION: 

DATE: 

SHEET TITLE: 

Destin 
•!15Grand8oukvatd 

Sui:1•20G 
MlrwnarBll~Fl325SO 

Tol lree:ee6-337•73-41 

DATE 

TME 

CJV 

LEE COUNTY 

02/12/2020 

AERIAL EXHIBIT - M9 

SHEET NUMBER: 
X-101 

® 
300 0 1~ 0 

I I _,J I 
SCALE 1"•300' I 

JOB/FILE NUMBER: 
19079-00 



VERANDAH 

SUBURBAN 

PUBLIC 
FACILITIES 

-···-----····1 

I r .... -----.... -----1••· I 
r· ... - .... J 

I 
I 

I 

PORTICO 

OUTLYING SUBURBAN 
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RIVER HALL 
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PORTICO 
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URBAN COMMUNITY 

PROJECT: 

LEE COUNTY HOMES 
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PROJECT MANAGER: TME 
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LEE COUNTY HOMES 

LOCATION: 

CLIENT: 

ACCESS UNDETERMINED 
FORT MYERS, FL 
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ENGINEERS • PLANNERS • SURVEYORS 
LANDSCAPE ARCHITECTS 

January 6, 2020 

Mr. Dominic Gemelli 
Long Range Planner, Planning Department 
Lee County Public School District 
2855 Colonial Blvd. 
Fort Myers, FL 33966 

Re: Request for Letter of Availability 

Exhibit M17 

I Fort Myers, Florida 33901 

Phone (239) 337-3993 I Toll Free (866) 337-7341 
www.rrorris-depew.com 

±345 Acre Parcel for Residential Development 
GL Homes (f.k.a Buckingham 345) 

Dear Mr. Gemelli, 

Please accept this letter as a Letter of Availability request to Lee County Public Schools for an existing 
±345 acre residential subdivision, known as Buckingham 345. The subject property is currently approved 
as a Residential Planned Development by Zoning Resolution Numbers 2-05-074 & 2-00-029 for the 
development of 690 single family dwelling units. 

The applicant is applying for a Comprehensive Plan Amendment and Planned Development to permit 
and additional 305 units for a total of 995 single family units. Please see the attached aerial exhibit and 
the STRAP Numbers for the subject property, which are 32-43-26-00-00003.0000 and 33-43-26-00-
00004.0000 for reference. 

We respectfully request Lee County School District provide a letter explaining the service availability of 
Lee County Schools to the property. If you have any questions, please feel free to contact me via email 
or phone. Thank you in advance for your assistance in this matter. 

Sincerely, 
MORRIS-DEPEW ASSOCIATES, INC. 

~"}it.~ 
Heather M. Urwiller, AICP, CFM 
Principal Planner 

Enclosure: Property Aerial Exhibit 

Fo1tMye1 s I Tallaha~,see I Oesl1 11 1 , 



GL Homes Aerial Exhibit 

D Subject Property 



From: 
To: 
Subject: 
Date: 
Attachments: 

Bidlim1.Akio 
e.au!a.Tur!Y; Heather thwiller: 1irli!.Ill!!i!l 
RE: DRAFT Comp Plan Application 
Thursday, April 2, 2020 4:32:40 PM 

imaae004 oaa 
imaoe006 ono 
image() 13 POO 
jmaoe014.png 
imaoeO 18 on• 
imaae019 ona 
imaae022 ono 
imaae023 ooo 
imaae026 ona 
imaoe027 ona 

I have asked numerous times and gotten no response . I wil l keep trying. 

Richard Akin 

Attorney 

Henderson, Franklin, Starnes & Holt, P.A. 

1715 Monroe Street 

Fort Myers, FL 33901 

Direct Dial: 239.344.1182 

Direct Fax: 239.344.1554 

Richard.Akin@henlaw.com 

www.henlaw.com 

Biogs: www.swflbusinessandipblog.com • www. legalscoopswfl re.com 

CONFIDENTIALITY STATEMENT 

Henderson, Franklin, Starnes & Holt, P.A. 

The information contained in this transmission may contain privileged and confidential information. It is intended only for the use of the 
person(s) named above. If you are not the intended recipient, you are hereby notified that any review, dissemination, distribution or 
duplication of this communication is strictly prohibited. If you are not the intended recipient, please contact the sender by reply e-mail 
and destroy all copies of the original message. 

From: Paula Terry [mailto:PTerry@M-DA.com] 

Sent: Thursday, April 2, 2020 4:06 PM 

To: Richard Akin <Richard .Akin@ hen law.com>; Heather Urwiller <HUrwiller@M -DA.com>; Tina Ekblad <tekblad@m-da.com> 

Subject: RE: DRAFT Co mp Plan Application 

Hi Richard . 

Was wondering if there was an update on the below letter of availabi lity request from the schools. 

Thank you 

Paula 

ENGINEERS ·PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professional Services Since 1989 

Paula Terry 
Executive Assistant 

2914 Cleve land Ave 
Fort Myers FL 33901 
(239) 337-3993 telephone 
{866) 337-7341 toll free 



From: Richard Akin <Richard Akin@henlaw com> 

Sent: Friday, March 20, 2020 10:22 AM 

To: Paula Terry <PTerry@M-DA com>; Heather Urwiller <HUrwiiler@M-DA com>; Tina Ekblad <tekblad@m-da com> 

Subject: RE: DRAFT Comp Plan Application 

I have cont inued to fo llow up w ith the peop le who are making this decision. I do not have anyth ing yet. 

Richard Akin 
Attorney 

Henderson, Franklin, Starnes & Holt, P.A. 

1715 Monroe Street 

Fort Myers, FL 33901 

Direct Dial· 239 344 1182 
Direct fax· 239 344.1554 
Richard Akio@henlaw com 

www.hen law.com 

Biogs: www swflbusioessa od igblog com • www.legalscoo gswfl re com 

CONFIDENTIALITY STATEMENT 

Henderson, Franklin, Starnes & Holt, P.A. 

The information contained in this transmission may contain privileged and confidential information. It is intended only for the use of the 
person(s) named above. If you are not the intended recipient, you are hereby notified that any review, dissemination, distribution or 
duplication of this communication is strictly prohibited. If you are not the intended recipient, please contact the sender by reply e-mail and 
destroy all copies of the original message. 

From: Paula Terry [mailto ·PJerry@M -DA com] 

Sent: Friday, March 20, 2020 10:03 AM 

To: Heather Urwiller <HLJrwdler@M-DA com>; Richard Akin <Richard Akio@henlaw com>; Tina Ekblad <tekblad@m -da com> 

Cc: DominicJG@LeeSchools net 

Subject: RE : DRAFT Comp Plan Application 

Hello Richard and Dominic 

We were wondering if there is a status on the below request for a letter of availability. 

Could you please advise update? 

Thank you Paula Terry 

ENGINEERS·PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professional Services Since /989 

From: Heather Urwiller <HUrwiller@M-DA com> 

Sent: Wednesday, March 18, 2020 9:12 AM 

Paula Terry 
Executive Assistant 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239) 337-3993 telephone 
(866} 337-7341 toll free 

t':J = I Downloail My 
~ VC.rd 

To: Richard Akin <Richard Akio@henlaw.com>; Tina Ekblad <tekblad@m -da com> 

Cc: Paula Terry <PTerry@M-DA com> 



Subject: RE: DRAFT Comp Plan Application 

Dear Richard, 

Have you heard from the school district on the GL Homes project. We still have not received a letter of availability. Please let me 

know if you have any updates. Thank You, Heather 

ENGINEERS·PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professio11a/ Services Since 1989 

From: Heather Urwiller 

Sent: Thursday, February 27, 2020 9:30 AM 

To: Richard Akin <Richard Akin@henlaw com> 

Subject: RE: DRAFT Comp Plan Application 

Dear Richard, 

Heather M. Urwiller 
Principal Planner 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239) 337-3993 telephone 
(866) 337-7341 toll free 

Good Morning. Thank you for the update. Have you hear back from the School District since last your Februa ry 20th update? 

Thanks, 

Heather 

ENGINEERS · PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professional Services Since 1989 

From: Richard Akin <Richard Akin@henlaw com> 

Sent: Thursday, February 20, 2020 3:08 PM 

Heather M. Urwiller 
Principal Planner 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239) 337-3993 telephone 
{866) 337-7341 t oll free 

fl'J - 1 Download Mv 
~ ~rd 

To: Tina Ekblad <tekblad@m-da com>; Kevin Ratterree <kevin .ratterree@glhomes.com>; Richard Arkin 

<richard arkin@glhomes com> 

Cc: Russell Schropp <Russell Schropp@henlaw com>; Heather Urwiller <HUrwiller@M-DA com> 

Subject: RE: DRAFT Comp Plan Application 



Tina, Kevin, and Richa rd, 

As an update on the school issue, Russ and I had another call with the attorney handl ing it for the School Board last week. I think 

we made progress and hopefully we will have both the letter of ava ilabi lity and a final decision on the school site issue soon. 

Richa rd 

Richard Akin 

Attorney 

Henderson, Franklin, Starnes & Holt, P.A. 

1715 Monroe Street 

Fort Myers, FL 33901 

Direct Dia l· 239 344 1182 
Direct Fax· 239.344 1554 
Richard Akio@ben law com 

www.henlaw com 

Biogs : www swflbusjnessandipblog com • www.lega lscoopswfl re.co m 

o Henderson 1 ~ro~~.~I !D 

CONFIDENTIALITY STATEMENT 

Henderson. Franklin, Starnes & Holt. P.A. 

The information contained in this transmission may contain privileged and confidential information. It is intended only for the use of the 
person(s) named above. If you are not the intended recipient. you are hereby notified that any review, dissemination, distribution or 
duplication of this communication is strictly prohibited. If you are not the intended recipient, please contact the sender by reply e-mail and 
destroy all copies of the original message. 

From: Tina Ekblad [majlto ·tekblad@m-da com] 

Sent: Thursday, February 20, 2020 3:04 PM 

To: Kevin Ratterree <kevi• ratterree@elbomes com>; Richard Arkin <richard arkio@elhomes com> 

Cc: Russell Schropp <Russell.Schropp@henlaw com>; Richard Akin <Richard Akjn@henlaw com>; Heather Urwiller 

<HUrwj ller@M-DA com> 

Subject: DRAFT Comp Plan Application 

Good Afternoon Kevin and Richard 

At the download link below, pleased find a draft copy of the Map Amendment application for the Buckingham 345 property. We 

are stil l missing the LOA from the School District. So, the Public Facilities narrative has some numbers that have not been filled in. 

However I know that pressure is being applied to the school district to get that resolved. We can technically submit without it and 

provide an update later. 

Draft FLUM Amendment 

Please review and let us know of any revisions or comments that you may have. We will be sending along the Text Amendment 

application in short order as well but many ofthe documents are "repeats." 

To submit we will need Ted's TIS as well as two fee checks made out to the Lee County Board of County Commissioners as 

outlined below. 

Text Amendment: 2,500.00 

Map Amendment: 2,689.76 

Thanks 

Tina 

I Tina M. Ekblad 



ENGINEERS·PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

MPA, AICP, LEED® AP 
Partner - Planning Director 
leadership Florida Connect Class V 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239! 337-3993 telephone 
(866 337-7341 toll free 

l"l .. _ I Down!Oad My 
~ VCard 



From: 
To: 
Subject: 
Date: 
Attachments: 

Dear Richard, 

Good Afternoon, 

Heather lJrwiller 
Richard Akin 
RE: GL Homes Letter of Availability-School District 
Thursday, February 13, 2020 1:57:00 PM 

imaaeO 13 ona 
imaaeO 14 ana 
imaae003 ona 
imageOOS png 

I am just reaching out as a follow-up to my email earlier in the week on the letter of availability for School district capacity. Do you 

have an update? I really appreciate all your help. Thank You . 

With Respect, 

ENGINEERS·PLANNERS · SURVEYORS 
LANDSCAPE ARCIDTECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professio11al Services Si11ce 1989 

From: Richard Akin <Richard .Akin@henlaw.com> 

Sent: Tuesday, February 11, 2020 7:59 AM 

To: Heather Urwiller <HUrwiller@M-DA.com> 

Heather M. Urwiller 
Principal Planner 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239) 337-3993 telephone 
(866) 337-7341 toll free 

i · .. 

I I Download My 
vCard 

Cc: Tina Ekblad <tekblad@m-da.com>; Russell Schropp <Russe ll.Schropp@henlaw.com> 

Subject: RE : GL Homes Letter of Avai lability-School District 

I wi ll call Brian (the School Board at torney) today and see if I can explain that the two things are not related . 

Richard Akin 
Attorney 

Henderson, Franklin, Starnes & Holt, P.A. 

1715 Monroe Street 

Fort Myers, FL 33901 

Direct Dial· 239 344 1182 
Direct Fax· 239 344 1554 
Richard Akio@beol aw com 

www.heo law.com 

Biogs : www.swflbusinessand ipblog com • www.lega lscoopswflre.com 

CONFIDENTIALITY STATEMENT 

Henderson, Franklin. Starnes & Holt. P.A. 

The information contained in this transmission may contain privileged and confidential information. It is intended only for the use of the 



person(s) named above. If you are not the intended recipient, you are hereby notified that any review, dissemination, distribution or 
duplication of this communication is strictly prohibited. If you are not the intended recipient, please contact the sender by reply e-mail and 
destroy all copies of the original message. 

From: HeatherUrwiller[mailto :HUrwjller@M-DA com] 

Sent: Monday, February 10, 2020 4:36 PM 

To: Richard Akin <Rjcha rd.Akin@henlaw.com> 

Cc: Tina Ekblad <tekblad@m-da .com>; Russell Schropp <Russell Schropp@hen law com> 

Subject: GL Homes Letter of Availability-School District 

Dear Richard, 

Good Afternoon. I hope you are well. 

I am preparing the application materials for the GL Homes comprehensive plan map amendment and I have run into a bit 

of a challenge. One of the requirements of the application is for a letter of determination from the various service 

providers that there is adequate existing or proposed support facility(ise) to serve the proposed project. We have heard 

back from all the service providers except the Lee County School District. 

I have made several requests of Dominic Gemelli, Director - Planning Growth and Capacity with the School District. He 

told me last week that he had forwarded our request to the School District's Attorney. I am not sure why but I assume it is 

related to the negotiations regarding the school site . I was hoping that we could chat when you have a minute. I think I 

am going to need some help to secure the necessary letter from the school district. If you could let me know your 

availability I would appreciate any help or advice you can offer. I am copying Russell and Tina on this email too in case 

they have any other recommendations . Thank You. 

Regards, 

Heather 

ENGINEERS · PLANNERS·SURVEYORS 
LANDSCAPE ARCHITECTS 

FORT MYERS I TALLAHASSEE I DESTIN 

Professional Services Since 1989 

Heather M. Urwiller 
Principal Planner 

2914 Cleveland Ave 
Fort Myers, FL 33901 
(239! 337-3993 telephone 
(866 337-7341 toll free 



• 

This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

Resources. Contact the Compliance and Review Section of the Division of Historical 
Resources at 850-245-6333 for project review information. 

December 26, 2019 

Heather M. Urwiller 
Morris Depew 
2914 Cleveland Avenue 
Fort Myers, FL 33901 
Phone: 239.337.3993 
Email: HUrwiller@M-DA.com 

i Florida 
Master 
Site~ 
File~ 

In response to your inquiry of December 24, 2019, the Florida Master Site File lists no previously 
recorded cultural or historical resources in the following section of Lee County: 

Property directly south of 3291 Buckingham Road, Fort Myers, as depicted in the aerial imagery 
provided by the client. 

When interpreting the results of this search, please consider the following information: 

• This search area may contain unrecorded archaeological sites, historical structures 
or other resources even if previously surveyed for cultural resources. 

• Federal, state and local laws require formal environmental review for most 
projects. This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at 850-245-6333. 

Please do not hesitate to contact us if you have any questions regarding the results of this search. 

Sincerely, 

Joseph A. Bomberger 
Archaeological Data Analyst 
Florida Master Site File 
Joseph.Bomberger@DOS.MyFlorida.com 

500 South Bronough Street• Tallahassee, FL 32399-0250 • www.flheritage.com/preservation/sitefile 
850.245.6440 ph I 850.245.6439 fax I SiteFile@dos.state.fl.us 



GL Homes Aerial Exhibit 

D Subject Property 



VERANDAH DEVELOPMENT LLC 
701 S OLIVE A VE STE 104 
WEST PALM BEACH FL 33401 

BUCKINGHAM 16 LLC 
6810 INTERNATIONAL CENTER BL VD 
FORT MYERS FL 33912 

SANTIN MARION L + RUBY W 
3720 BUCKINGHAM RD 
FORT MYERS FL 33905 

STAHL STEPHEN A JR+ NANCY J 
3791 BUCKINGHAM RD 
FORT MYERS FL 33905 

LEE COUNTY DIST SCHOOL BOARD 
2855 COLONIAL BL VD 
FORT MYERS FL 33966 

EHLERT GREGG D & KIM H 
13606 CITRUS CREEK CT 
FORT MYERS FL 33905 

HATJIOANNOU JASON T & 
1930 VILLA CT 
JOHNSON CITY TN 37615 

MAHONEY MICHAEL J + 
13566 CITRUS CREEK CT 
FORT MYERS FL 33905 

CITRUS CREEK AT VERANDAH 
12951 METRO PKWY STE 8 
FORT MYERS FL 33966 

VERANDAH DEVELOPMENT LLC 
701 S OLIVE A VE STE 104 
WEST PALM BEACH FL 33401 

Page Break 

KH VERANDAH LLC 
701 S OLIVE A VE STE 104 
WEST PALM BEACH FL 33401 

SAPP HILTON 
3750 BUCKINGHAM RD 
FORT MYERS FL 33905 

HENLEY RICKY+ MARYLEE 
PO BOX50593 
FORT MYERS FL 33994 

INGRAM CEZANNE+ 
4755 WOODLAWN RD 
MAURICE LA 70555 

WASHAM STEV ARL M + DEBORAH 
13616 CITRUS CREEK CT 
FORT MYERS FL 33905 

SMITH KENNETH R +KATHRYN M 
442 GILES CT 
BARTLETT IL 60103 

KINGHORN GREGORY+ ARLETTE K 
13576 CITRUS CREEK CT 
FORT MYERS FL 33905 

VERANDAH WEST CDD 
WRATHELL HART HUNT & ASSOCIATE 
6131 LYONS RD STE 100 
COCONUT CREEK FL 33073 

CITRUS CREEK AT VERANDAH 
12951 METRO PKWY STE 8 
FORT MYERS FL 33966 

VERANDAH EAST CDD 
WRA THELL HART HUNT & ASSOCIATE 
6131 LYONS RD STE 100 
COCONUT CREEK FL 33073 

Page Break 
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VERANDAH EAST CDD 
WRA THELL HART HUNT & ASSOCIATE 
6131 LYONS RD STE 100 
COCONUT CREEK FL 33073 

BACHMANN ADAM IV & 
12731 FAIRWAY COVE CT 
FORT MYERS FL 33905 

GALLAGHERANDREW J &MARYL 
12723 FAIRWAY COVE CT 
FORT MYERS FL 33905 

ESPELAND JAMES A+ JULIE C 
815 MARSHALL A VE 
HENNING MN 56551 

KH VERANDAH LLC 

701 S OLIVE AVE STE 104 
WEST PALM BEACH FL 33401 

YOUNG WILLIAM A+ 
14100 MINDELLO DR 
FORT MYERS FL 33905 

CERRA TO SAMUEL JR+ 
14112 MlNDELLO DR 
FORT MYERS FL 33905 

ADMIRE JAMES RYAN & 
14442 MINDELLO DR 
FORT MYERS FL 33905 

DITTSCHAR FRANK & ALEXANDRA 
14537 MINDELLO DR 
FORT MYERS FL 33905 

MCCORMICK SEAN 
14525 MINDELLO DR 
FORT MYERS FL 33905 

Page Break 

PageBreak 

RESOURCE CONSERVATION 
9990 COCONUT RD STE 200 
BONITA SPRINGS FL 34135 

PEREZ ALBERTO+ 
12727 FAIRWAY COVE CT 
FORT MYERS FL 33905 

BOWDY BRUCE K & MARGARETE LIE 
12719FAIRWAY COVE CT 
FORT MYERS FL 33905 

STECK DALE C + ANNETTE M 
12709 FAIRWAY COVE CT 
FORT MYERS FL 33905 

LEE COUNTY DIST SCHOOL BOARD 
2855 COLONIAL BL VD 

FORT MYERS FL 33966 

MAYS CHRISTOPHER D 
14106 MINDELLO DR 
FORT MYERS FL 33905 

BURBRIDGE MATTHEW J 
14118 MINDELLO DR 
FORT MYERS FL 33905 

MCMANUS CYNTHIA & GARY 
14544 MINDELLO DR 
FORT MYERS FL 33905 

WONG CAMILO JOEL & SAIL Y 
14531 MINDELLO DR 
FORT MYERS FL 33905 

NELSON DA YID & 

14519 MINDELLO DR 
FORT MYERS FL 33905 

Page Break 
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FITE GIA MARIE 
14513 MINDELLO DR 
FORT MYERS FL 33905 

ISAACSON-DUPONT ELIZABETH & 
14501 MINDELLO DR 
FORT MYERS FL 33905 

FLOWERS RANORD J & ANNETTE 
14489 MINDELLO DR 
FORT MYERS FL 33905 

CROOKS DAVID C 
14477 MINDELLO DR 
FORT MYERS FL 33905 

WESTER GREN RICHARD A 
14461 MINDELLO DR 
FORT MYERS FL 33905 

VINCENT MIKE & MARIE 
14449 MINDELLO DR 
FORT MYERS FL 33905 

BUTLER JAMES FRANCIS JR & 
14445 MINDELLO DR 
FORT MYERS FL 33905 

WILLIAMS DAVID & WENDY 
14441 MINDELLO DR 
FORT MYERS FL 33905 

OLIVER SEAN 
14431 MINDELLO DR 
FORT MYERS FL 33905 

MARANAN GIL V & PEGGY A 
14421 MINDELLO DR 
FORT MYERS FL 33905 

Page Break 
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FELIZ MIRIAM M 
14507 MINDELLO DR 
FORT MYERS FL 33905 

KACZOR LA WREN CE T & KELLY A 
14495 MINDELLO DR 
FORT MYERS FL 33905 

CARVERTHOMASHAROLD 
14483 MINDELLO DR 
FORT MYERS FL 33905 

BARRETO MELISSA 
14471 MINDELLO DR 
FORT MYERS FL 33905 

SAINT LOUIS JEAN C & NADIA 
14455 MINDELLO DR 
FORT MYERS FL 33905 

SPRATT DENNIS LEE & 
14447 MINDELLO DR 
FORT MYERS FL 33905 

MCPHERSON ROBERT W & 
14443 MINDELLO DR 
FORT MYERS FL 33905 

HIRSCH JEFFREY 
14435 MINDELLO DR 
FORT MYERS FL 33905 

SUCO PASTOR L & 
14427 MINDELLO DR 
FORT MYERS FL 33905 

SHERIDAN TODD ALLEN & 
14415 MINDELLO DR 
FORT MYERS FL 33905 

Page Break 
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REED DAMEION D & TYHISIA 
14409 MINDELLO DR 
FORT MYERS FL 33905 

MCKAY JOSEPH S & ELYSE R 
14165 MINDELLO DR 
FORT MYERS FL 33905 

FORD JOHN & TARA 
14153 MINDELLO DR 
FORT MYERS FL 33905 

BATEMAN LISA MARIE 
14141 MINDELLO DR 
FORT MYERS FL 33905 

DOLAN TIMOTHY 
14113 MINDELLO DR 
FORT MYERS FL 33905 

HERNANDEZ JEANETTE 
14006 VINDEL CIR 
FORT MYERS FL 33905 

MACK TANNER G 
14018 VINDEL CIR 
FORT MYERS FL 33905 

CLEMENTI PATRICIA ANN 
14030 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 

FORT MYERS FL 33966 

SELPH TREVOR D 
14054 VINDEL CIR 

FORT MYERS FL 33905 
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GILES ROBERTL & LATANYA R 
14171 MINDELLODR 

FORT MYERS FL 33905 

GERENA ALFREDO & DEBORAH A 
14159 MINDELLO DR 
FORT MYERS FL 33905 

THOMAS-WA HUNS DONNA MARIE 
14147 MINDELLO DR 
FORT MYERS FL 33905 

TINDLE JAMES EDWARD & 
14129 MINDELLO DR 
FORT MYERS FL 33905 

HOLMES NATHANIEL ADAM & 
14000 VINDEL CIR 
FORT MYERS FL 33905 

SANT ELENA KRISTINE 
14012 VINDEL CIR 
FORT MYERS FL 33905 

JENSEN STEPHEN & 
14024 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 
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WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 

FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

MOSELY KHANDYCE JACINTA 
14134 VINDEL CIR 
FORT MYERS FL 33905 

ROEMER PATRICK & JULIA 
14144 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
104816 MILE CYPRESS PKWY 
FORT MYERS FL 33966 
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BLIND JOHN & LINDA 

14072 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

BRAATGUSTAV JR& 
14138 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 
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WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

STRAHIJA RUfH ANITA & 
14216 VINDEL CIR 
FORT MYERS FL 33905 

HETLAND JEFFREY DANIAL & 
14228 VINDEL CIR 
FORT MYERS FL 33905 

VICK RICHARD PHILLIPS II+ 
14240 VINDEL CIR 
FORT MYERS FL 33905 

KAVANAGH JASON DA YID & 
14252 VINDEL CIR 
FORT MYERS FL 33905 

SPATARO ANNA PAULETTE& 
14264 VINDEL CIR 
FORT MYERS FL 33905 

GALLARDO ANTHONY+ 
14276 VINDEL CIR 
FORT MYERS FL 33905 

ROEDER RY AN & LINDSAY 
14288 VINDEL CIR 
FORT MYERS FL 33905 
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TORRES CABRERA PEDRO I 
14186 VINDEL CIR 

FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

NICOLAS MARIE & RAYMOND 
14210 VINDEL CIR 
FORT MYERS FL 33905 

DALEY TERRANCE 
14222 VINDEL CIR 
FORT MYERS FL 33905 

GARCIA BRIAN+ 
14234 VINDEL CIR 
FORT MYERS FL 33905 

KEENEY WILLIAM ROBERT 
14246 VINDEL CIR 
FORT MYERS FL 33905 

VALDES PATRICIAG+ 
14258 VINDEL CIR 
FORT MYERS FL 33905 

COOK MARY &JOHN 
14270 VINDEL CIR 
FORT MYERS FL 33905 

WILLIAMS GRANT & BRIANNA 
14282 VINDEL CIR 
FORT MYERS FL 33905 

MARSHALLTAMEKALASHONDA 
14300 VINDEL CIR 
FORT MYERS FL 33905 
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ACOSTA YVONNE 
14306 VINDEL CIR 
FORT MYERS FL 33905 

RIEKEN BRIAN & DANIELLE 
14318 VINDEL CIR 
FORT MYERS FL 33905 

TANNER DEBORAH 
14330 VINDEL CIR 
FORT MYERS FL 33905 

LOPEZ RUBEN DARIO & LYDIA 
14342 VINDEL CIR 
FORT MYERS FL 33905 

SOMERS DOUGLAS JAMES & 
14354 VINDEL CIR 
FORT MYERS FL 33905 

MEGLIO MARIA & JOHN JR 

14366 VINDEL CIR 
FORT MYERS FL 33905 

PIERRE LOUIS JOSEPH L & 
14378 VINDEL CIR 
FORT MYERS FL 33905 

STEARNS KEVIN JAMES+ 
14390 VINDEL CIR 
FORT MYERS FL 33905 

SCHUEFER RALF UDO & 
91187 ROETTENBACH 
METZGERSGASSE lOC 91187 
GERMANY 

RONDEAU CHRISTOPHER J & 
14412 VINDEL CIR 

FORT MYERS FL 33905 

Page Break 
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HERNANDEZ LORNA G BAEZ 
14312 VINDEL CIR 
FORT MYERS FL 33905 

PERAL TA JOSE DA YID 
14324 VINDEL CIR 
FORT MYERS FL 33905 

LAGUARDIA JOAN 
14336 VINDEL CIR 
FORT MYERS FL 33905 

PHILPOT MOSES ALEXANDER III & 
14348 VINDEL CIR 
FORT MYERS FL 33905 

ROY KEVIN & BERNNADETTE 
14360 VINDEL CIR 
FORT MYERS FL 33905 

SUN FENG & HUANG BAORONG 
14372 VINDEL CIR 
FORT MYERS FL 33905 

EMERYLINDA 
14384 VINDEL CIR 

FORT MYERS FL 33905 

MEYER NANCY & JAMES 
14396 VINDEL CIR 
FORT MYERS FL 33905 

MANSELL CRYSTAL J & JEFFREY 
14408 VINDEL CIR 
FORT MYERS FL 33905 

DEVINE RAYMOND J 
14418 VINDEL CIR 
FORT MYERS FL 33905 
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HOULE FRANCIS & NICOLE 

14424 VINDEL CIR 
FORT MYERS FL 33905 

PARLATORE BRUNO & DEBORAH 
14436 VINDEL CIR 
FORT MYERS FL 33905 

ALEXANDER BROOKE A+ 

14448 VINDEL CIR 
FORT MYERS FL 33905 

HELLER MARK J JR & 
14460 VINDEL CIR 
FORT MYERS FL 33905 

WOODRING DONALD NORMAN & 
14472 VINDEL CIR 
FORT MYERS FL 33905 

WESNER NICHOLAS R & KAYLA J 

14484 VINDEL CIR 
FORT MYERS FL 33905 

SHULTS RY AN A & AMIE M 
14496 VINDEL CIR 
FORT MYERS FL 33905 

SA WDON WENDY & PHILIP J 
14508 VINDEL CIR 
FORT MYERS FL 33905 

KRESSEL ANITA & THOMAS 
14520 VINDEL CIR 
FORT MYERS FL 33905 

RIES ALBERT J & JANICE MTR 

14532 VINDEL CIR 
FORT MYERS FL 33905 

Page Break 
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MORRISSEY JARRAD C + 

14430 VINDEL CIR 
FORT MYERS FL 33905 

ROBINSON RICHARD ANDREW+ 
14442 VINDEL CIR 
FORT MYERS FL 33905 

PIETRI ANGEL OCTAVIO & 
14454 VINDEL CIR 
FORT MYERS FL 33905 

BARAKAT NOUR & NORAH 
14466 VINDEL CIR 
FORT MYERS FL 33905 

HAGLUND ERICK GLENN & 
14478 VINDEL CIR 
FORT MYERS FL 33905 

KARGBO FODA Y SULAIMAN & 
14490 VINDEL CIR 
FORT MYERS FL 33905 

LOLLAR RANDAL HASKELL+ 
14502 VINDEL CIR 
FORT MYERS FL 33905 

LEANO PAMELA 
14514 VINDEL CIR 
FORT MYERS FL 33905 

YEAGER BART W & ANDREAS 
14526 VINDEL CIR 
FORT MYERS FL 33905 

COPE-FERRELL TOCHA & 
14538 VINDEL CIR 
FORT MYERS FL 33905 

Page Break 
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RESTIVO ANTHONY 
14544 VINDEL CIR 
FORT MYERS FL 33905 

RODRIGUEZ JUAN CARLOS+ 
14025 VINDEL CIR 
FORT MYERS FL 33905 

BEZIO JAMES T 
3364 BROZAS CT 
FORT MYERS FL 33905 

LOHNER CHRISTINE & STEVEN 
3369 BROZAS CT 
FORT MYERS FL 33905 

COX JEREMY RYAN & 
3357 BROZAS CT 
FORT MYERS FL 33905 

PRICE CHARLIE & APRIL 
14041 VINDEL CIR 
FORT MYERS FL 33905 

ST CYR CHARLES M & 
14053 VINDEL CIR 
FORT MYERS FL 33905 

HALM PATRICK & SANDRA 
14065 VINDEL CIR 
FORT MYERS FL 33905 

LUKICH MARK & DEANNA 
14077 VINDEL CIR 
FORT MYERS FL 33905 

GARRETT ROBERT & SUZANNE 

14089 VINDEL CIR 
FORT MYERS FL 33905 

Page Break 

Page Break 

SPINOSA STEPHEN & BEYERL Y 
14019 VINDEL CIR 
FORT MYERS FL 33905 

CRUZ EFRAIN & LINDY L 
3352 BROZAS CT 
FORT MYERS FL 33905 

FITTS GUY H & DANIELLE E 
3372 BROZAS CT 
FORT MYERS FL 33905 

DECLEMENTE BRETT & 
3363 BROZAS CT 
FORT MYERS FL 33905 

EDLIN LANDON+ 
3351 BROZAS CT 
FORT MYERS FL 33905 

VAN HOOK PENELOPE A 
14047 VINDEL CIR 
FORT MYERS FL 33905 

SILVA LUIS & SANCHEZ RAQUEL 
14059 VINDEL CIR 
FORT MYERS FL 33905 

LETRAN 
2910 BRIDLE CT 
LAKE GENEVA WI 53147 

VO PHONG THU & LOI PHAN 
3613 12TH ST S 
ARLINGTON VA 22204 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 

10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 
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WIERSMA HEIDI T & WILLIAM D 

14101 VINDEL CIR 
FORT MYERS FL 33905 

DEPASQUALEGREGORYL TR 
14113 VINDEL CIR 
FORT MYERS FL 33905 

WESTBROOK IV AN COREY 
14155 VINDEL CIR 
FORT MYERS FL 33905 

ANDERSEN KENNETH JOEL & 
14175 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

BEAUBRUN PIERRE SEIDE 
14197 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

MANION LORA LESLIE & 
3866 SHADY POINTE ROW 
GREENWOOD IN 46143 

SANTIAGO EDWIN 
14283 VINDEL CIR 
FORT MYERS FL 33905 

NAZIR MALISSA & KHALID 

8990 PASEO DEV ALENCIA ST 
FORT MYERS FL 33908 
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LAWLOR JOHN & KA THERINE 
14107 VINDEL CIR 
FORT MYERS FL 33905 

PREJNA RICHARD G & 
14119 VINDEL CIR 
FORT MYERS FL 33905 

POLACZEK JOHN BARBUSCIA & 
7130BAKERRD 
FRANKENMUTH MI 48734 

KNIGHT CASEY 
14179 VINDEL CIR 
FORT MYERS FL 33905 

CARROLL DA YID J & JULIE A 
6620 SCENIC WOODS DR 
VALLEY CITY OH 44280 

SCHINGH SYLVIE & MICHAEL 
14203 VINDEL CIR 

FORT MYERS FL 33905 

KOISA ERIKA & JEFFREY 
14215 VINDEL CIR 
FORT MYERS FL 33905 

CRANEMARYG 
14271 VINDEL CIR 
FORT MYERS FL 33905 

SMITH RODNEY & 
14289 VINDEL CIR 
FORT MYERS FL 33905 

GIRON RANDOLFO 
14301 VINDEL CIR 
FORT MYERS FL 33905 
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KINNEY BRIAN ROBERT & 
3437LANACT 
FORT MYERS FL 33905 

MCGLASSON ROBERT WAYNE & 
3425 LANA CT 
FORT MYERS FL 33905 

BASS LATONYA M 
3400LANACT 
FORT MYERS FL 33905 

SCALORA JOSEPH+ 
3430LANACT 
FORT MYERS FL 33905 

MONTENEGRO MARK & CHRISTINA 
14319 VINDEL CIR 
FORT MYERS FL 33905 

POTHEMONT AINSWORTH A 
14331 VINDEL CIR 
FORT MYERS FL 33905 

REID BYRON C + 
14343 VlNDEL CIR 
FORT MYERS FL 33905 

DUMITRESCU STEFAN & ASHLEY 
14355 VINDEL CIR 
FORT MYERS FL 33905 

HUFF CHRISTOPHER & JESSICA 
14367 VINDEL CIR 
FORT MYERS FL 33905 

COLBERT JAMES F & MARIAN 
14379 VINDEL CIR 
FORT MYERS FL 33905 

Page Break 

PageBreak 

KAPFHAMMER RONALD M + 
3431 LANA CT 
FORT MYERS FL 33905 

BOOGAARD EMERSON JEFFREY & 
3401 LANA CT 
FORT MYERS FL 33905 

CRANFILL SCOTT A & 
3424LANACT 
FORT MYERS FL 33905 

SECCOMBE ROBERT F & 
3436LANACT 
FORT MYERS FL 33905 

GALLATIN CASEY & KARA 
14325 VINDEL CIR 
FORT MYERS FL 33905 

RUSSELL TODD & LISA 
14337 VINDEL CIR 
FORT MYERS FL 33905 

KALMAN JEFFREY & SALLY 
14349 VINDEL CIR 
FORT MYERS FL 33905 

FRANCOIS GABRIELA 
14361 VINDEL CIR 
FORT MYERS FL 33905 

CRUZ DAVID DARRELL 
14373 VINDEL CIR 
FORT MYERS FL 33905 

LEWIS GWENDOLYN T 
14385 VINDEL CIR 
FORT MYERS FL 33905 
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ARREOLA ROBERTO 
14391 VINDEL CIR 
FORT MYERS FL 33905 

LYNCH CALAN & CALLEE 
14403 VINDEL CIR 
FORT MYERS FL 33905 

HENDRZAK RICHARDS & 
14453 VINDEL CIR 
FORT MYERS FL 33905 

GOMEZ IVAN & VASQUEZ ANA C 
14465 VINDEL CIR 
FORT MYERS FL 33905 

TERAN OSCAR ARTURO NOVOA 
14477 VINDEL CIR 
FORT MYERS FL 33905 

TENEYCK WALTER 
14489 VINDEL CIR 
FORT MYERS FL 33905 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

PORTICO MASTER PROPERTY 
8430 ENTERPRISE CIR STE 100 
BRADENTON FL 34202 

PORTICO MASTER PROPERTY 
8430 ENTERPRISE CIR STE 100 
BRADENTON FL 34202 

PORTICO MASTER PROPERTY 
8430 ENTERPRISE CIR STE 100 
BRADENTON FL 34202 
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HOLMES AIMEE E TR 
14623 KELMSLEY DR 
OREGON CITY OR 97045 

ANTOINE WILFRID & YVROSE 
14441 VINDEL CIR 
FORT MYERS FL 33905 

KOHER JEANE & ROBERT L 
14459 VINDEL CIR 
FORT MYERS FL 33905 

MEDO RS LISA A & JEFFREY W 
14471 VINDEL CIR 
FORT MYERS FL 33905 

NORTHROP DEVIN L & DEANNE M 
14483 VINDEL CIR 
FORT MYERS FL 33905 

CAMADECO MICHAEL A & 
14495 VINDEL CIR 
FORT MYERS FL 33905 

PORTICO MASTER PROPERTY 
8430 ENTERPRISE CIR STE 100 
BRADENTON FL 34202 

PORTICOCDD 
RIZZETTA & COMPANY INC 
12750 CITRUS PARK LN STE 115 
TAMPAFL33625 

PORTICO MASTER PROPERTY 
8430 ENTERPRISE CIR STE 100 
BRADENTON FL 34202 

PORTICOCDD 
RIZZETT A & COMPANY INC 
12750 CITRUS PARK LN STE 115 
TAMPAFL33625 
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PORTICOCDD 
RIZZETT A & COMP ANY INC 
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TAMPAFL33625 
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WCI COMMUNITIES LLC 
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10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

FORNASIER GIANCARLO+ 
1821 SHIRELY RD 
PORT PERRY ONLIL 9B3 
CANADA 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

RIVER HALL CDD 
WRATHELL HUNT & ASSOCIATES LLC 
2300 GLADES RD STE 410W 
BOCA RATON FL 33431 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
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10481 6 MILE CYPRESS PKWY 
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PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

FLYNN JOHN F & 
15004 GREAT LAUREL CT 
ALVA FL 33920 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

PINNACLE CASCADES I LLC 
2970 LUCKIE RD 
FORT LAUDERDALE FL 33331 

CASCADES AT RIVER HALL 
GRS MANAGEMENT AS SOCIA TES INC 
3900 WOODLAKE BL VD STE 309 
LAKE WORTH FL 33463 

RIVER HALL COD 
WRATHELL HUNT & ASSOCIATES LLC 
2300 GLADES RD STE 41 OW 
BOCA RATON FL 33431 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
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PORTICO COD 
RIZZETTA & COMPANY INC 
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TAMPAFL33625 
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FORT MYERS FL 33966 

PORTICO COD 
RIZZETTA & COMPANY INC 
12750 CITRUS PARK LN STE 115 
TAMPA FL 33625 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

WCI COMMUNITIES LLC 
LENNAR HOMES LLC 
10481 6 MILE CYPRESS PKWY 
FORT MYERS FL 33966 

SHARKEY THOMAS JAMES III 
13098 WESTHEIMERRD APT 1451 
HOUSTON TX 77077 
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GAF FINANCIAL LLC 
750 ISLAND WAY #303 
CLEARWATER BEACH FL 33767 

COOKGATLEM 
6029 TABOR A VE 
FORT MYERS FL 33905 

LEHARTE SOPHIA L 
6147 HIGGINS AVE 
FORT MYERS FL 33905 

BARICKMAN ROBERT L 
2409 MANSFIELD A VE S 
LEHIGH ACRES FL 33973 

CUTLER CARLIE 
4203 BUCKINGHAM RD 
FORT MYERS FL 33905 

ASSELIN EDWARD D III+ BEYERL Y 
4471 SKATES CIR 
FORT MYERS FL 33905 

DEMERS GLEN E +MARIEL 
4575 SKA TES CIR 
FORT MYERS FL 33905 

MASTRIANA KELLY S 
4595 SKA TES CIR 
FORT MYERS FL 33905 

FOUR DIAMOND LLC + 
6249 PRESIDENTIAL CT STE B 
FORT MYERS FL 33919 

HANSEN EDWARD K III+ JENNIFER 
4455 SKA TES CIR 
FORT MYERS FL 33905 

Page Break 

PageBreak 

BARBARAN ALDO MARTIN ARAUZO 
LANDSHUTER ALLE 75 
MUNICH 80637 
GERMANY 

NURIDDIN RAPHEAL S + AL 11-IELIA 
4466 BIG BLUFF CT 
DOUGLASVILLE GA 30135 

MNKT REAL TY INVESTMENT INC 
6147 HIGGINS A VE 
FORT MYERS FL 33905 

HARDING ROBERT G + 
4261 BUCKINGHAM RD 
FORT MYERS FL 33905 

SOJDAK HILARY 
4555 SKATES CIR 
FORT MYERS FL 33905 

MAURER KYLE JAMES & 
4499 SKATES CIR 
FORT MYERS FL 33905 

MAY JAMES R + SUSAN 
4463 SKA TES CIR 
FORT MYERS FL 33905 

FOUR DIAMOND LLC + 
6249 PRESIDENTIAL CT STE B 
FORT MYERS FL 33919 

HOWARD MITCHELL M III 
4609 SKA TES CIR 
FORT MYERS FL 33905 

WALKER TATUM A+ 
4525 SKA TES CIR 
FORT MYERS FL 33905 
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DENSHAM SHANNON 
4585 SKATES CIR 
FORT MYERS FL 33905 

RB&B FAMILY TRUST+ 
1471 GRACE AVE 
FORT MYERS FL 33901 

FOUR DIAMOND LLC + 
JEFFREY C LEDWARD PA 
6249 PRESIDENTIAL CT STE B 
FORT MYERS FL 33919 

PageBreak 

UNKNOWN HEIRS OF 
4170 GOEBEL DR 
FORT MYERS FL 33905 

CZIRR JOANNE 
439 ARAGON A VE 
CORAL GABLES FL 33134 

RIOS RISCARDO 
4175 BUCKINGHAM RD 
FORT MYERS FL 33905 





ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

Phone (239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

Lee County Homes Associates I, LLLP Residential Planned Development 
Buckingham Community Information Meeting 

7/7/2020 Meeting Summary 

The Community Information Meeting held in the Buckingham Community Planning Area for the 
Lee County Homes Associates I, LLLP Residential Planned Development was advertised to begin 
at 5:00PM on July 7, 2020. The meeting was hosted by Tina Ekblad, MPA,AICP, LEED AP, Morris
Depew Associates; Heather Urwiller, AICP, CFM Morris Depew Associates; Bill Morris P.E., 
Morris Depew Associates; Kevin Ratterree, Lee County Homes Associates I, LLLP, project 
developer; and John Asher, Lee County Homes Associates I, LLLP, project developer at 
Buckingham Baptist Church, 4461 Buckingham Road. Fort Myers, FL 33905. 

Three residents were in attendance: Ken Andersen and Mr. & Mrs. Frank Coleman, who reside 
in the Portico Subdivision. A brief description of the project request was provided by Tina 
Ekblad. 
The questions asked included the following: 

• Where is the main access point? 
• What is the type of housing being developed? 

• What is the potential lot sizes? 

• Is a wall and/or buffering being provided between this project and the Portico 
subdivision? 

• What is the total number of proposed units? 

• When will construction start? 

• What is the price point of the proposed homes? 

• How will the project impact traffic on Buckingham Road? 

• When will traffic improvements occur along Buckingham Road? 
All questions were answered, and the meeting concluded at 5:45PM. 

Enclosures: 
Advertisment Affidavit 
Meeting Sign In Sheet 
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The News-Press 
media group 
news-press.com A GANNETT COMPANY 

Attn: 
MORRIS DEPEW ASSOC 
2914 CLEVELAND AVE 
FORT MYERS, FL 33901 

STATE OF FLORIDA COUNTY OF LEE: 
Before the yndersigl)pd authority personally appeared 
µ fl Ill o l "' ~111 S"-\-ff) V"I , who on oath says that 

he or she is a Legal Assistant of the News-Press, a dally 
newspaper published al Fort Myers in Lee County, Florida; that 
the attached copy of advertisement, being a Legal Ad in the 
matter of 

Notice of Meetings 

In the Twentieth Judicial Circuit Court was published in said 
newspaper In the issues of: 

06/23/2020 

Affiant further says that the said News-Press is a paper of 
general circulation daily in Lee County and published at Fort 
Myers, In said Lee County, Florida, and that the said newspaper 
has heretofore been continuously published in said Lee County, 
Florida each day and has been entered as periodicals matter at 
the post office in Fort Myers, in said Lee County, Florida, for a 
period of one year next preceding the first publication of the 
attached copy of advertisement; and affiant further says that 
he or she has never paid nor promised any person. firm or 
corporation any discount, rebate, commission or refund for the 
purpose of securing this advertisement for publication In the 
said newspaper. 

Sworn to and Subscribed before me this 23th of June 2020, by 
legal clerk who ls personally known to me. 

Affiant / 

My commission expires 

# of Affidavits 1 

This is not an invoice 

SHELLY HORA 
Notary Public 

State of Wisconsin ' 

Notice of Public Meeting: A public 
meeting will be held by Morris-Depew 
Assodates on Tuesday July 7, 2020, 
from 5PM to 7PM at Buckingham Bap
tist Church, 4461 Buckin!Jham Road 
Fort Myerfi FL 33905. An information 

::1::p~i!.~ ro:i":'1:..:.:v:.:!~~ 
Plan Amendment (CPAZ020-00001/ 
CPA2020-0000Z) and rezoni"!I 
IOC120Z0-00010) for the propo,ed res1-
dentlal subdMsion located approxi• 
mately 13 miles south of the intersec
tion of Palm Beach Boulevard and ~~c~~"t,~::,m Pi~:~1~ P~1~!~t~~n~:c~!!~~ 
Depew Associates Por additional infor
mation, tekblad@m-da.com or 239-337-
3993. 
AD#4247616 6/2312020 

0004247616 / FNP-0000005058 
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Fort Myers, Florida 33901 

Phone (239) 337 -3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

Lee County Homes Associates I, LLLP Comprehensive Plan Amendments 
and Residential Planned Development 

Caloosahatchee Shores Community Information Meeting 
7/6/2020 Meeting Summary 

The Community Information Meeting held in the Caloosahatchee Shore Community Planning 
Area for the Lee County Homes Associates I, LLLP Comprehensive Plan Amendments and 
Residential Planned Development were advertised to begin at 6:00PM on July 6, 2020. The 
meeting was hosted by Tina Ekblad, MPA, AICP, LEED AP, Morris-Depew Associates; Heather 
Urwiller, AICP, CFM, Morris-Depew Associates; Kevin Ratterree, Lee County Homes Associates I, 
LLLP, project developer; and John Asher, Lee County Homes Associates, I, LLLP, project developer 
at Calvary Christian Center, 11431 Palm Beach Blvd. Fort Myers, FL 33905. 

Two residents were in attendance: Ed Kimball and Gary Stillwell. Heather Urwiller provided a 
short presentation on the proposed project to the attendees. The Buckingham 345 RPO approval 
was discussed in the context of the approved 690 units. The approved but expired ERP was 
discussed in the context of stormwater management on and around the project site. 
Mr. Stillwell had several questions about the project including: 

• Traffic conditions and existing LOS deficiencies in the immediate area. 
o Tina Ekblad reviewed the existing LOS deficiencies and explained the points Mr. 

Stillwell was unclear about within the traffic study. The topics of Impacts Fees, 
Proportionate Fair Share and Growth Increment Funding were discussed. 

• The access point for the project was discussed along with the additional emergency access 
point. Both are being retained in the existing locations of the current approval. 

• Drainage and how stormwater from the project will be addressed was discussed. 
o Tina Ekblad and John Asher explained the proposed drainage system including 

how the site would drain in relation to the various watersheds in the area . Mr. 
Stillwell expressed concern with the volume of water entering the various rivers 
in the area. He provided his understanding of the drainage flow in the area and 
history of flooding. 

• Mr. Stillwell expressed concerns with the proposed density. His understanding of density 
in the area are a result of the constructed density in the immediate area rather than the 
density allowed within the different future land uses in the area. Tina Ekblad attempted 
to clarify the difference between the density permitted by a future land use and the 
density actually constructed. She explained that most of the existing planned 
developments were constructed at less than the allowed density. The future land use and 
zoning of the immediate planned developments were discussed for context to try to 
further clarify the difference between allowed and constructed density. Kevin Ratterree 
and John Asher provided Mr. Stillwell several examples of how approved density can 
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Lee County Homes Associates I, LLLP-Community Meeting Summary 

Page I 2 

change as a project is built out. Kevin Ratterree explained that often times a projects 
number of units are revised based on sales. Depending on which particular lot/sizes 
(models) are selling fastest. If larger lots are selling faster than smaller lots, the 
development plan could change by decreasing the number of smaller lots and increasing 
the number of larger lots, thus reducing the overall density of the Subdivision at the time 
of construction. Mr. Stillwell did not agree that the proposed density is transitional as the 
planned developments in the area are developed at less than the allowed densities. 

Mr. Kimball expressed general concerns about traffic. He shared that the fire department in the 
area has response time issues due to traffic. He was in generally agreement with the request to 
change the future land use and amend the zoning. 

All questions were answered, and the meeting concluded at 7:00PM. 

Enclosures: 
Advertisment Affidavit 
Meeting Sign In Sheet 



The News-Press 
media group 
news-press.com A GANNETT COMPANY 

Attn: 
MORRIS DEPEW ASSOC 
2914 CLEVELAND AVE 
FORT MYERS, FL 33901 

STATE OF FLORIDA COUNTY OF LEE: 
Befo!e ,t~e1underjljgnecj aullJority personally appeared 

}J fl vi 11 1u ~"1J-tni f'"I , who on oath says that 

he or she is a Legal Assistant of the News-Press, a daily 
newspaper published at Fort Myers in Lee County, Florida; that 
the attachec.1 copy or advertisement, being a Legal Ad in the 
matter of 

Notice of Meetings 

In the Twentieth Judicial Circuit Court was published in said 
newspaper in the issues of: 

06/22/2020 

Affianl further says that the said News-Press is a paper of 
general circulation daily in Lee County and published al Fort 
Myers, in said Lee County, Florida, and that the said newspaper 
has heretofore been continuously published in said Lee County, 
Florida each day and has been entered as periodicals matter al 
the post office in Fort Myers, in said Lee County, Florida, for a 
period of one year next preceding the first publication of the 
attached copy of advertisement; and affiant further says that 
he or she has never paid nor promised any person, firm or 
corporation any discount, rebate, commission or refund for the 
purpose of securing this advertisement for publication in the 
said newspaper. 

Sworn to and Subscribed before me this 22nd of June 2020, by 
legal clerk who is personally known to me. 

Affianil 

Notary State of 

?:~;;;.{', ~3 
My commission expires 

# of AffidAvils 1 

This is not an invoice 

SHELLY HORA 
Notary Public 

State of Wisconsin 

~~~~i~g o~,ij'i,~'~el~•~i~~,ri~-if.~~':; 
As,ociates on Monday July 6, 2020, 
from 6PM to 8PM at Calvary Christian 
Center, 11431 Palm Beach Blvd. Fort 
Myers, Fl 33905. An information SH· 
!.10n will be conducted regarding the 
apphcat,ons for a Comprehensive Plan 
Amendment (CPA2020·00001/ CPA2020-
00002) and rezoning (0(12020-00010) 
for the proposed residential subdivi• 
sion located appro>eimatelv 1.3 miles 
south of the intersection of Palm Beach 
Boulevard and Buckingham Road. 
Please contact Tina M. Ekblad, Plan• 
nlng Dire<tor at Morris Depew Associ· 
ates for additional information, tekbla 
d@mda.com or 239-337-3993. 
A0#4247633 6/22/2020 
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PUBLIC INFORMATION SESSION SIGN-IN SHEET 

Lee County Homes RPO/Comprehensive Plan Amendment Meeting Date: 7,-6-2020 
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Caloosahatchee Shores Plan Review Committee 

Meeting of 7 /6/2020- 6pm 

Committee Members: 

Ed Kimball - Chairman 

Gary Stillwell 

Applicant: Buckingham "345" DCl12020-00010, CPA2020-00001, &CPA2020-

00002 

Kevin Ratterree-Lee County Homes, an affiliate of GL Homes 

John Asher-GL Homes 

Tina EkBlad, MPA, AICP, LEED AP, Partner-Planning Director, Morris Depew 

Associates Inc. 

Heather Urwiller, AICP, CFM, Principal Planner, Morris Depew Associates Inc. 

Comments: The committee reviewed the Property Plan and found it 

in conformance with the intent of the Community Plan. 

Ed Kimball 

Chair- Caloosahatchee Shores Planning Comm. 



Lee County 
...Southwest '"Fforida 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - TEXT 

ProjectName: Lee County Homes Associates I LLLP (Lee County Homes) 

Project Description: Amend Table 1B to allow a change in FLUC for 345 acres in the Fort Myers Shores 

Planning Community from Sub-Outlying Suburban to Outlying Suburban and Wetlands. 

State Review Process: D State Coordinated Review ~ Expedited State Review D Small-Scale Text* 

*Must be directly related to the implementation of small-scale map amendment as required by Florida Statutes . 

••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••• 
APPLICANT - PLEASE NOTE: 
A PRE-APPLICATION MEETING IS REQUIRED PRIOR TO THE SUBMITTAL OF THIS APPLICATION. 

Submit 3 copies of the complete application and amendment support documentation, including maps, to the Lee County 
Department of Community Development. 

Once staff has determined that the application is sufficient for review, 15 complete copies will be required to be submitted to 
staff. These copies will be used for Local Planning Agency, Board of County Commissioners hearings, and State Reviewing 
Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies. 

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585. 

I. Name of Applicant: Lee County Homes I Corporation General Partner, Kevin Ratterree, Vice President 
Address: 1600 Sawgrass Corporate Pkwy, Suite 400 

City, State,Zip: Sunrise Florida 33323 

Phone Number: (954} 753-1730, ext. 2240 E-mail: kevin.ratterree@glhomes.com 

2. Name of Contact: Morris-Depew Associates, Inc 
Address: 2914 Cleveland Avenue 
City, State,Zip: Fort Myers. Florida, 33901 

Phone Number: __ (~2~3~9~)-_3_3_7_-3~9~9~3 ________ E-mail: hurwiller@m-da.com 

3. Property Information: Provide an analysis of any property within Unincorporated Lee County that may be impacted by 

the proposed textamendment. The proposed change is specific to amending the population allocation in 

Table l(b) within the Sub-Outlying Suburban and Outlying Suburban future land use categories in 

the Fort Myers Shores Planning Community. This request is being made to support a concurrent 

Map Amendment for property located on Buckingham Road (see attached list of properties). 

4a. Does the proposed change affect any of the following areas? 

If located in one of the following areas, provide an analysis of the change to the affected area. 

D Acquisition Area • Burnt Store Marina Village D Urban Infill and Redevelopment 
[Map 1 Page 4] [Map 1 Page 2] [Map 15] 

D Agricultural Overlay • Environmental Enhancement and D Urban Reserve Area [Map 1 Page 4] 
[Map 30] Preservation Communities [Map 17] 

D Airport Mitigation Lands • Mixed Use Overlay 
Water Dependent Overlay 

D [Map l Page 2] 
[Map 3] [Map 1 Page 6] 

D Airport Noise Zone • Planning Communities Map D Private Recreational Facilities 
[Map 1 Page 5] [Map 1 Page 2] 

[Goal 16] 

Lee County Comprehensive Plan Text Amendment Application Form ( l 0/2018) Page 1 of2 



4b. Planning Communities/Community Plan Area Requirements 

If located in one of the following planning communities/community plan areas, provide a meeting summary document of the 
required public informational session [Lee Plan Goal 17]. 

D N/ A D Bayshore [Goal 18) D Boca Grande [Goal I 9) D Buckingham [Goal 20) 

G Caloosahatchee Shores [Goal 21) D Olga [Goal 22) D Captiva [Goal 23) • Greater Pine Island [Goal 24) 

D Lehigh Acres [Goal 25) D North Captiva [Goal 26) ONE Lee County [Goal 27] 0Alva [Goal 28) 

D North Olga [Goal 29) D North Fort Myers [Goal 30]0 Page Park [Goal 31) Osan Carlos Island [Goal 32) 

D Southeast Lee County [Goal 33) D Tice [Goal 34) 

Public Facilities Impacts 

NOTE: The applicant must calculate public facilities impacts based on a maximum development scenario. 

I. Traffic Circulation Analysis: Provide an analysis of the effect of the change on the Financially Feasible Transportation 
Plan/Map 3A (20-year horizon) and on the Capital Improvements Element (5-yearhorizon). 

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Environmental Impacts 
Provide an overall analysis of potential environmental impacts (positive and negative). 

Historic Resources Impacts 
Provide an overall analysis of potential historic impacts (positive and negative). 

Internal Consistency with the Lee Plan 

1. Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1 (b) and the total population 
capacity of the Lee Plan Future Land Use Map. 

2 List all goals and objectives of the Lee Plan that are affected by the proposed amendment. This analysis should include an 
evaluation of all relevant policies under each goal and objective. 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 
4. List State Policy Plan goals and policies, and Strategic Regional Policy Plan goals, strategies, actions and policies which are 

relevant to this plan amendment. 

Justify the proposed amendment based upon sound planning principles 
Support all conclusions made in this justification with adequate data and analysis. 

SUBMITTAL REQUIREMENTS 
Clearly label all submittal documents with the exhibit name indicated below. 

MINIMUM SUBMITTAL ITEMS 

• Completed application (Exhibit - Tl) 

• Filing Fee (Exhibit - T2) 

• Pre-Application Meeting (Exhibit- T3) 

• Proposed text changes (in strike through and underline format) (Exhibit-T4) 

• Analysis of impacts from proposed changes (Exhibit - T5) 

• Lee Plan Analysis (Exhibit - T6) 

• Environmental Impacts Analysis (Exhibit - T7) 

• Historic Resources Impacts Analysis (Exhibit - T8) 

• State Policy Plan Analysis (Exhibit - T9) 

• Strategic Regional Policy Plan Analysis (Exhibit-TIO) 

Lee County Comprehensive Plan Text Amendment Application Form (10/2018) Page 2 of2 
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Lee County Homes 
Comprehensive Plan Text Amendment 

Project Narrative 
Exhibit-TS 

The proposed Comprehensive Plan Text Amendment is a companion amendment to a concurrent 
Comprehensive Plan Map Amendment. The Comprehensive Plan Map Amendment is being 
requested for property located on Buckingham Road in eastern Lee County in the Fort Myers 
Shores/Caloosahatchee Shores Planning Community. The subject property consists of two 
parcels totaling ±345 acres, known as the Buckingham 345 Residential Planned Development. 
The property is currently designated Sub-Outlying Suburban and is zoned Residential Planned 
Development. The Comprehensive Plan Map Amendment request is to amend the future land 
use designation of the subject property on the future land use map from Sub-Outlying Suburban 
to Outlying Suburban and Wetlands. 

Figure 1. Project Aerial 
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Lee County Homes -Project Narrative 
Exhibit-TS 

March 4, 2020 

Page I 2 

This change would allow an increase of 1 dwelling unit per acre. The Sub Outlying Suburban 
future land use category allows a maximum of 2 dwelling units per acres while the Outlying 
Suburban future land use category allows a maximum of 3 units per acre. Further details on the 
specifics of the Map Amendment can be found in Exhibits-M18 and M19 of the companion 
Comprehensive Plan Map Amendment. 

As a result of the change of future land use designation on the future land use map, Table l(b) of 
the Lee Plan must be revised. The population of the future land use map is accommodated via 
Lee Plan Table l(b) Year 2030 and Map 16 Planning Communities. To more accurately 
accommodate the population, Map 16 Planning Communities establishes 22 planning 
communities across the County. In support of Map 16, Table l(b) provides the acreage allocations 
for each planning community based on land use to accommodate the population through the 
year 2030 of Lee County. Lee County's population is projected to grow to 999,851 by 2040. The 
Lee Plan supports directing growth into areas where infrastructure and services are in place or 
planned to be in placed to support new residents. 

The subject property is located within the Fort Myers Shores Planning Community, which is 
currently allocated 1,250 acres of residential development within the following Future Land Use 
Categories: Intensive Development, Central Urban, Suburban, Outlying Suburban, Sub-Outlying 
Suburban, Rural, and Outer Island to accommodate the projected growth within the planning 
community. An amendment to the Future Land Use Map necessitates an amendment to Table 
l(b} to ensure the increase density/population can be appropriately accommodated. 

Project Request 

The requested Text Amendment is to Table l(b) to accommodate the additional population to 
occur within the Fort Myers Shores Planning Community with the subject property FLU is 
amended to Outlying Suburban. The Map amendment will generate an additional 345 dwelling 
units. Currently Table l(b) does not have adequate residential acreage within the Outlying 
Suburban FLU category in the Fort Myers Shores Planning Community to accommodate the 
proposed population increase. The additional 345 dwelling units results in a population increase 
of approximately 811 residents. The population increase is less than 1% of Lee County's projected 
population based on the Florida Office of Economic Demographic Research and within the margin 
of error of these forecasts. 

A discussion of how the population will be accommodated is included as part of the Lee Plan 
Analysis to this application (referred to as Exhibits-T6, T9 and T10). Exhibit T4 attached to the 
text amendment application, shows the proposed changes in strikethrough/underline format to 
Table l(b) to balance the proposed population growth in the Fort Myers Shores Planning 
Community. It is important to keep in mind, to calculate the acreage necessary within the Fort 
Myers Shores Planning Community to accommodate the proposed units, an analysis of the 
residential acreage where development of the actual residential units will be developed is 
undertaken. The concurrent Residential Planned Development Application to this amendment 



Lee County Homes -Project Narrative 
Exhibit-TS 

March 4, 2020 
Page I 3 

request enables a detailed site design process to occur; which has established that 187.4 acres 
of the 345 acre property will be utilized for development of the actual residential units. Areas 
within the property reserved for wetlands (which will be moved to the Wetland FLU), lakes, open 
space, amenities, and roads are not included. 

Proposed Future Land Uses 
The subject property consists of uplands and ±17.5 acres of wetlands and the companion Map 
Amendment will increase the maximum density of the subject property beyond current 
Buckingham 345 RPO approval and Sub-Outlying Suburban FLU which allow a total of 690 
dwelling units or 2 dwelling units per acre. Transferring the property to the Outlying Suburban 
FLU permits and additional 345 dwelling units to be permitted within the subject property for a 
total maximum density of 1,35 dwelling units. 

Proposed FLU 

Outlying Suburban 

Wetlands 

Proposed Future Land Use 
Acreage Dwelling Units/Acre 

±327.5 3 du/ac 

±17.5 3 du/ac* 

Dwelling Units permitted 

984 

51 

Total Acres ±345 Total Dwelling Units 1,035 
*Consistent with Table l(a), note 8(b) of the Lee Plan 

Table 1. Proposed Future Land Use Data 

A detailed discussion of the existing and proposed future land uses can be found in the Lee Plan 
Analysis (Exhibits-M18 and M19) included in the companion Comprehensive Plan Map 
Amendment. The Wetland FLU allows development at very low density of 1 unit per 20 acres, 
however Table l(a), Note #8 does allow higher densities when wetland areas are preserved on 
the subject site. Pursuant to this provision, the Map Amendment and concurrent Residential 
Planned Development application demonstrate that wetland areas will be maintained on site. 
The wetland areas will be included in the Wetlands FLU. 

Table l(a), Note #8 of the Lee Plan states: 
"Higher densities may be allowed under the following circumstances where wetlands are preserve 
on the subject site: Dwelling units may be relocated to developable contiguous uplands 
designated ... Suburban, Sub-Outlying Suburban Outlying Suburban, from preserved freshwater 
wetlands at the same underlying density as permitted for those uplands. Impacted wetlands will 
be calculated at the standard Wetlands density of 1 dwelling units per 20 acres." 
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The proposed Outlying Suburban FLU category will permit the subject property to establish a 
transition from surrounding properties; providing a step down from the higher densities found 
in the Suburban FLU to the west and the existing Outlying Suburban FLU to the north and east. 
Given the existing land future uses in the immediate proximity to the subject property (Verandah, 
River Hall, Portico and Lehigh Acres) as well as the proximity to Buckingham Road, the proposed 
development will provide appropriate infill development and allow for a more efficient use of 
the land. Existing urban services are available to serve the subject property and the anticipated 
increase in dwelling units and associated population. 
. Additionally, the subject property is within short drive of existing clustered residential 
development, commercial nodes and Lee County Schools. The infrastructure and capacity to 
support the additional population that will be generated from the additional units is in place. 

Urban Services & Accessibility 
The subject property is in an area of the County which has a full slate of urban services available 
to support the existing and proposed development. 
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Infrastructure 
The subject property is in an area of the County that has been designated for urban services. All 
urban services are located adjacent to the subject property and are available to serve the 
property. A copy of all received Letters of Availability from each service provided are attached to 
the application for reference. 

Utilities 
The subject property is within the service area for Lee County Utilities as depicted on Maps 6 and 
7 of the Lee Plan. Potable water and sewer infrastructure are available adjacent to the Lee County 
Homes Planned Development. Lee County Utilities has adequate capacity at the Olga Treatment 
Plant to provide water service to the additional dwelling units and associated population. The 
City of Fort Myers Central Advance Waste Water Treatment Facility will provide wastewater 
service. A Letter of Availability has been received from Lee County Utilities and is included in the 
application materials to demonstrate that adequate capacity is available to serve the additional 
units and associated population proposed by the Comprehensive Plan Amendment. 

Public Safety 
The subject property is well within the service limits for Emergency Medical Services, Fire and 
Police services. Lee County Emergency Medical Service are the primary EMS transport for the 
subject property. The primary ambulance for the subject property is Medic 11, located 5.6 miles 
west of the subject property. A Letter of Availability from the Lee County Emergency Medical 
Service Division has been received and is included in the application materials to demonstrate 
the ability to serve the requested additional units and associated population. 

The subject property is served by the Fort Myers Shores Fire District and would is served from 
Station 81 located at 12345 Palm Beach Boulevard. A Letter of Availability from the Fort Myers 
Shores Fire District has been received and is included in the application materials to demonstrate 
the ability to serve the requested additional units and associated population. 

The subject property is located wholly within the service area for the Lee County Sheriff. The 
Central District Station located at 14750 Six Mile Cypress Parkway is responsible for providing 
service to the subject property. A Letter of Availability from the Lee County Sherriff has been 
received and is included in the application materials to demonstrate the ability to serve the 
requested additional units and associated population. 

Schools 
The subject property is within the Lee County School District East Zone, E2. A request for a Letter 
of Availability from the Lee County School District was submitted but has not yet been received. 
Based on the 2019 Concurrency Report, the proposed development is estimated to generate 306 
school-age children. The East Zone is currently experiencing a deficit in seating for middle and 
high schools with and without the project. To address the immediate deficit, additional portable 
seats will be added at Harns Marsh, Oak Hammock and Lehigh middle schools. A new 1,200 seat 
middle school is programmed to open in the East Zone during the 2021-22 school year. At the 
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high school level an addition to Lehigh Acres high school will address the immediate deficiencies. 
Additionally, it is important to note Lee County Schools has also acquired a school site in Gateway 
for a future high school, which is expected to be constructed and open August 2021. All projected 
deficits in the East Zone will be addressed within the 2030 time horizon of the Lee Plan. There is 
capacity within the entire school district to accommodate the additional students from the 
proposed development. 

Solid Waste 
The property is within the Lee County Solid Waste Franchise area and is served through Lee 
County's franchised hauling contractor. Disposal of waste generated from the subject property 
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional 
Landfill. Service is available to the subject property and plans have been established that target 
growth and long term disposal capacity for this area. A Letter of Availability has been received 
from Lee County Solid Waste confirming capacity to serve the additional dwelling units and 
associated population. 



TABLE 1(b) Year 2030 Allocation 

Future Land Use Category 
Lee County Northeast Lee 

Boca Grande 
Bonita Fort Myers 

Burnt Store 
Totals County Springs Shores 

Intensive Development 1,361 5 

Central Urban 14,766 225 

Urban Community ~ 520 485 637 
16,902 

Suburban 16,623 1,810 

Outlying Suburban ~ 30 4G 
4,031 228 

Sub-Outlying Suburban ~ §47 

1,762 354 
Commercial 

i:' Industrial 79 
C 

~ Public Facilities 1 .... 
University Community 850 l:l 

CJ Destination Resort Mixed Use Water Dependent 8 
"' ::9 Burnt Store Marina Village 4 

~ Industrial Interchange 
;: 

General Interchange 151 l:l 
~ 

General Commercial Interchange 
~ 

Industrial Commercial Interchange .E: 
~ University Village Interchange 

;:,., Mixed Use Interchange 
~ New Community 2,100 1,200 
~ Airport :;:: 
;: Trade port 9 
~ Rural 8,313 1,948 1,400 .... 

Cl) 

"' Rural Community Preserve 3,100 
i:::::: 

Coastal Rural 1,300 

Outer Island 202 5 1 

Open Lands 2,805 250 

Density Reduction/ Groundwater Resource 6,905 711 

Conservation Lands Upland 

Wetlands 

Conservation Lands Wetland 

Unincorporated County Total Residential ~- 4,664 485 4,ee§ 
81,727 4660 

Commercial 12,793 177 52 400 

Industrial 13,801 26 3 400 

'l!ili' ''10:-Jl' II-,:,.,!!Ilfli, , ,i,,,,,,,JIB,,,,,,, . - ~'"'''' 

Public ~ 7,100 421 ;.,goo 
82570 2005 

Active AG 17,027 5,100 550 

Passive AG 43,786 12,229 2,500 

Conservation 81,933 2,214 611 1,142 

Vacant ~- 1,953 61 
23,993 

(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, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

20 

4 

636 

590 

1,250 

50 

5 
,,•, ,,,.,• 

7,000 

150 

109 

3,236 

931 

Cape Coral Captiva Fort Myers 
Fort Myers Gateway/ Daniels 

Beach Airport Parkway 

27 250 

230 

250 

85 

2 500 1,438 

227 

39 20 

1 

11 58 

900 

9 

1,500 

150 

120 

94 

29 651 604 1,511 3,116 

17 125 150 1,100 440 

26 300 3,100 10 
.,., ,,,,,,,..,,. ,,, "·"'' ,, ,, ,, ,,' ,,., ,,.. 

20 1,961 350 7,752 2,477 

20 

1,241 20 

133 1,603 748 2,947 1,733 

34 45 300 151 
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TABLE 1(b) Year 2030 Allocation 

Total 357,176 33,463 1,572 11,718 

Population Distribution (unincorporated Lee County) 495,000 9,266 1,531 30,861 

(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, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

12,731 

3,270 

259 4,340 2,197 17,951 7,967 

225 530 5,744 18,333 16,375 
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TABLE 1(b) Year 2030 Allocation 

Future Land Use Category 
Iona/ 

Sanibel 
South Fort 

Pine Island Lehigh Acres 
McGregor 

San Carlos 
Myers 

Intensive Development 660 3 42 

Central Urban 375 17 3,140 8,179 

Urban Community 850 1,000 860 500 -1¥§9 

11,240 

Suburban 2,488 1,975 1,200 675 

Outlying Suburban 377 600 

Sub-Outlying Suburban 25 

Commercial 

~ Industrial 5 5 10 
C 

~ Public Facilities ... 
850 <::: University Community 

u 
Destination Resort Mixed Use Water Dependent 8 

"" ::9 Burnt Store Marina Village 

"<::: Industrial Interchange 
;:: 

General Interchange <::: 
...;i 

General Commercial Interchange 
~ 

Industrial Commercial Interchange .E 
J! University Village Interchange 

~ Mixed Use Interchange 

~ New Community 
";; 

Airport ·.;:: 
;:: Tradeport 
"" "<::: Rural 90 190 14 ... 
"' "" Rural Community Preserve 
~ 

1,300 Coastal Rural 

Outer Island 1 45 

Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland 

Wetlands 

Conservation Lands Wetland 

Unincorporated County Total Residential 4,104 3,962 5,870 3,313 -1-9;§94 
19,475 

Commercial 1,100 1,944 2,100 226 1,300 

Industrial 320 450 900 64 300 

NoriReinilat'oryAllocatioris ···.·. ·• ·•.· •.' . •, 

Public 3,550 3,059 3,500 2,100 15,289 

Active AG 2,400 

Passive AG 815 

Conservation 9,306 2,969 188 14,767 1,541 

Vacant 975 594 309 3,781 9,800 
9.999 

Total 19,355 12,978 12,867 27,466 47,904 

Population Distribution (unincorporated Lee County) 34,538 36,963 58,363 13,265 153,011 

(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, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

Southeast North Fort 
Buckingham Estero Bayshore 

lee County Myers 

365 9 

2,600 

110 450 

6,690 1,700 

382 454 

140 66 950 

15 31 6 30 

500 50 635 1,350 

3,100 

45 1,800 

4,000 2,100 

4,015 10,753 3,326 3,254 6,230 

68 1,687 18 1,700 139 

7,246 554 5 87 5 

12,000 4,000 1,486 7,000 1,500 

7,171 200 411 125 900 

17,521 1,532 3,619 200 4,000 

31,210 1,317 336 5,068 864 

470 2,060 1,000 800 530 

79,701 22,103 10,201 18,234 14,168 

1,270 71,001 6,117 25,577 8,760 
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TABLE 1(b) Year 2030 Allocation 

(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, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 
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DCI2020-00010
LEE COUNTY 

HOMES  



 

Staff Summary 
 
CASE NUMBER & NAME: 
 
 

DCI2020-00010 / Lee County Homes Associates l, LLLP (Lee 
County Homes) 

REQUEST: 
 
 

Request to amend the Buckingham 345 Residential Planned 
Development (RPD) approved by Resolution #Z-05-074 to 
amend the Master Concept Plan, Schedule of Uses, Site 
Development Regulations, Buffers, and other conditions and 
deviations, and to allow for up to 1,015 residential dwelling units 
(Companion to CPA2020-00002). 

 

RESOLUTION NUMBER: 
 
 

Z-21-002 

LOCATION: 
 
 

Located on Buckingham Road, approximately one quarter mile 
south of Portico Blvd intersection, Fort Myers Shores Planning 
Community, Lee County FL. 
 

OWNER: 
 
 

Lee County Homes Associates I LLLP 

APPLICANT: 
 
 
AGENT: 
 

Lee County Homes/ Corporate General Partner Kevin Ratterree 
 
 
Morris-Depew Associates, Inc. 
Tina M. Ekblad 
2914 Cleveland Ave. 
Fort Myers, FL 33901 
 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

 
Approve, with conditions 

PARTICIPANTS: (0) 
 

NONE 
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Summary of Hearing Examiner Recommendation

LEE COUNTY HOMES (BUCKINGHAM 345)
RPD

(by Moms-Depew Associates, Inc.)

Request:

Location:

Size:

Recommendation:

Deviations:

Public Concerns:

Amend the Buckingham 345 Residential Planned
Development (RPD) to add 325 units (1,015 dwelling units
total) and modify the MCP, Schedule of Uses, Property
Development Regulations, & Deviations.

The request is premised on adoption of a companion
comprehensive plan amendment changing the property's
Future Land Use designation.1

Approximately 1% mile south of the Buckingham Road and
Palm Beach Boulevard/S.R. 80 intersection

Fort Myers Shores Planning Community

District 5

345± acres

Approve, with conditions2

7 (1 existing, 6 proposed)

No Members of the Public Spoke at Hearing

Hearing Examiner Remarks:

Applicant seeks to increase density in an approved RPD. The request represents infill
development surrounded by residential communities with similar density.

The request is consistent with the Lee Plan and compatible with the surrounding area.3

Detailed recommendation follows

1 CPA2020-00002 amending Future Land Use Map 1 and Table 1(b).
2 Contingent on Board adoption of CPA2020-00002.
3 Id.
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA

HEARING EXAMINER RECOMMENDATION

REZONING: DCI2020-00010

Regarding: LEE COUNTY HOMES (BUCKINGHAM 345) RPD

Location: Approximately 1% mile south of the Buckingham Road and Palm
Beach Boulevard/S.R. 80 intersection

Hearing Date: February 11 , 2021

I. Request:

Amend the Buckingham 345 Residential Planned Development (RPD) to add 325
units (1,015 dwelling units total) and modify the Master Concept Plan (MCP),
Schedule of Uses, Property Development Regulations, and Deviations.

The request is premised on adoption of a companion comprehensive plan
amendment to the Future Land Use Map and Lee Plan Table 1(b).4

The property's legal description is set forth in Exhibit A.

II. Hearing Examiner Recommendation:

Approval, subject to the conditions and deviations set forth in Exhibit B.

!!!. Discussion:

The Hearing Examiner serves in an advisory capacity to the Board of County
Commissioners (Board) on applications to rezone property.5 In satisfaction of this
duty, the Hearing Examiner accepted testimony and evidence on the application
to amend an existing RPD.

In preparing a recommendation to the Board, the Hearing Examiner must consider
the Lee County Comprehensive Plan (Lee Plan), the Land Development Code
(LDC), and other applicable County regulations to the facts presented in a rezoning
request.6 Specifically, the Hearing Examiner must find that the request is
compatible with surrounding uses and complies with Lee Plan and LDC
requirements relating to such items as transportation facilities, natural resources,

4 CPA2020-00002.
5LDC34-145(d)(1)(a)&(2)(a).
6 LDC 34-145(d)(3).



Case: DCI2020-00010

and urban services.7 The Hearing Examiner may take judicial notice of previous
Board decisions in the context of reviewing zoning requests and preparing
recommendations to the Board. The Hearing Examiner's recommendation must

be based on competent and substantial evidence.8

Discussion supporting the recommendation of approval of the proposed RPD
amendment follows below.

Synopsis of Request

The request adds 325 dwelling units to an approved RPD in the Caloosahatchee
Shores Planning Community. The 345± acre property is located approximately VA
mile south of the Buckingham Road and Palm Beach Boulevard/S.R. 80
intersection.

Current zoning permits 690 dwelling units, or two units per acre.9 Applicant is
concurrently pursuing a Lee Plan amendment to change the property's future land
use designation.10 If approved, the new desicination would permit three units per
acre.11 Since the density increase does not comply with the current land use
classification, the zoninci request is subject to Board adoption of the companion
Lee Plan amendment.12

The request proposes 1,015 dwelling units with an amenity tract, lakes, and an
indigenous preserve area.13 A 13± acre parcel near the project entrance remains
reserved for a potential public school site.14 The project contemplates a broad
range of amenities to serve residents and guests.15

The site plan reflects a gated community with one point of entry on Buckingham
Road.16 A second access is limited to resident egress and emergency vehicles.17

7 LDC 34-145(d)(4).
8 Lee Co. Admin. Code 2-6, 3.3(A)(2); LDC 34-83(a)(4)(a)(1)(a).
9Z-05-074; Lee Plan Policy 1.1.11.
10 CPA2020-00002.
11 Lee Plan Policy 1.1.6.
12 LDC 34-491.
13 See Applicant's Ex. 2 (Revised MCP). Proposed density yields 2.95 units per acre.
14 See Id.; Condition 12; Applicant's Ex. 1 (slide 23). Ms. Ekblad testified recent conversations with Lee
County Public Schools staff indicated no immediate plans for school placement on the site. LDC 34-1492.
Testimony of Tina Ekblad (Trans. pg. 23).
15 See Condition 2(a) Schedule of Uses & Condition 11, Tract RA. Commercial uses are limited to the RA
Tract and are restricted to use by residents and guests. Gated access will ensure commercial uses are not
open to the public. Although Conditions speak to "commercial" uses', proposed uses are solely for internal
access by residents and therefore remain in compliance with Lee Plan Objective 21.2. Testimony of Heather
Urwiller (Trans. pg. 32).
16 See Applicant's Ex. 2 (Revised MCP).
17 See Deviation 5.

Hearing Examiner Recommendation
Page 2



Case: DCI2020-00010

Applicant's desired development plan requires new deviations and minor condition
modifications. Staff recommended approval, finding the proposed RPD
amendment satisfied LDC review criteria.18

Zoning Review Criteria

Before recommending approval for rezoning to the Board, the Hearing Examiner
must find the request:

A. Complies with the Lee Plan;

B. Meets the LDC and other applicable County regulations or qualifies for
deviations;

C. Is compatible with existing and planned uses in the surrounding area;

D. Will provide access sufficient to support the proposed development
intensity;

E. The expected impacts on transportation facilities will be addressed by
existing County regulations and conditions of approval;

F. Will not adversely affect environmentally critical or sensitive areas and
natural resources; and

G. Will be sen/ed by urban services, defined in the Lee Plan, if located in a
Future Urban area category.19

If the request involves planned development zoning, such as amending a RPD,
the Hearing Examiner must also find:

H. The proposed use or mix of uses is appropriate at the proposed location;

I. The recommended conditions provide sufficient safeguards to the public
interest and are reasonably related to the impacts on the public's interest
expected from the proposed development; and

J. Each requested deviation (1) enhances the achievement of the
objectives of the planned development, and (2) preserves and promotes
the general intent of the LDC to protect the public health, safety, and
welfare.20

18 Staff did not initially support proposed deviation 5. Applicant modified Deviation 5 prior to hearing. See
Applicant's Ex. A (48 Hour Letter dated February 8, 2021). Staff supports the revised Deviation 5.
19LDC34-145(d)(4)(a)(1).
2°LDC34-145(d)(4)(a)(2).

Hearing Examiner Recommendation
Page 3



Case: DCI2020-00010

Zoning History and Character of the Area

The Board first zoned 325± acres to RPD in 2000.21 The resolution approved 640
dwelling units and a clubhouse with amenities. In 2005, Applicant added 20 acres
and increased density to 690 units.22 One administrative approval followed.23

The property is located east of Buckingham Road, south of Palm Beach
Boulevard/S.R. 80. Commercial uses are concentrated along Palm Beach

Boulevard/S.R. 80. Residential developments dominate Buckingham Road south
of the intersection.24 The Portico RPD abuts to the north and east, with a portion
protruding into the center of the project.25 The Verandah sits to the west across
Buckingham Road. Scattered residential development is found south of the site.

Urban services are in place to serve higher density development at this location.26

Lee Plan Consistency and Compatibility

All planned developments must be consistent with the Lee Plan.27 Requests for
rezoning must be compatible with existing or planned uses in the surrounding
area.28 Planned development parcels must be located to minimize negative effects
of proposed uses on neicihborinq properties.29

The Lee Plan Future Land Use Map classifies the site as Sub-Outlying Suburban.30
Applicant is concurrently pursuing a map amendment to re-designate the property
to Outlying Suburban.31

Outlying Suburban areas are generally rural in nature, containing low-density
development with some infrastructure to support hiciher density.32 The standard
density range is one to three units per acre.33 This is a slight increase over the

21 Z-00-029.

22 Z-05-074.

23 ADD2007-00018. Recommended conditions and deviations represent a codification of prior development

approvals.
24 Hemingway Pointe and Portico (2.75 upa) sit to the north with River Hall to the east (1.36 upa). Property
north of the project hosts a Lee County School District facility. West of Buckingham Road is the Verandah
RPD (1.23 upa). See Staff Report (pg. 1-2, Attachment N).
25 Applicant's Ex. 1 (slide 7).
26 Applicant's Ex. 1 (slide 8).
27LDC 34-411 (a).
2S LDC 34-145(d)(4)(a).
29 LDC 34-411 (c) and (i).
30 Lee Plan Map 1 ;
31 Applicant's Ex. 1 (slide 14); Lee Plan Policy 21.1.3. The Board transmitted the map amendment on
January 20,2021.
32 Lee Plan Policy 1.1.6.
33 Id.

Hearing Examiner Recommendation
Page 4



Case: DCI2020-00010

current Sub-Outlying Suburban designation.34 Applicant proposes a density of 2.95
units per acre, consistent with the Outlyinci Suburban catecior/.35

The site lies within the Caloosahatchee Shores Planning Community, an area
identified as having a more rural character.36 The request to retain RPD zoning
complies with the planninci community's directives.37 Increasing residential uses at
this location continues established development patterns.38

The Board previously found the Buckingham 345 RPD compatible with the
surrounding area and in compliance with the Lee Plan.39 Applicant proposes no
changes to alter this finding. Indeed, increasing density within the RPD promotes
a compact growth patterns and contains urban sprawl.40

The request is compatible with existina and planned uses in the surroundina
area.41

Transportation/Traffic

Planned developments must have access to roads with sufficient capacity to
support proposed intensity.42 Existing regulations or conditions of approval must
address expected impacts on transportation facilities.43

The project has direct access to Buckingham Road.44 The access drive remains
unchanged since original Board approval.45 Applicant proposes a second access
to sen/e as egress for residents and ingress/egress for emergency services.46

Buckingham Road is a two lane arterial roadway intersecting Palm Beach
Boulevard to the north and Orange River Boulevard to the south.47 The Long-
Range Transportation Plan identifies this segment of Buckingham Road for future
widening.48

34 Lee Plan Policy 1.1.11.
35 Accordingly, the zoning amendment cannot be approved unless the Board adopts the companion map
amendment.

36 Lee Plan Map 16; Lee Plan Vision Statement Paragraph 4; Lee Plan Goal 21.
37 Lee Plan Policy 21.1.3.
3s Lee Plan Objectives 2.1, 2.2, Policies 2.2.1, 2.2.2; Applicant's Ex. 1 (slide 11).
39 Z-05-074.

40 Lee Plan Objective 2.1, 2.2; Applicant's Ex. 1 (slide 12).
41 LDC 34-145(d)(4)(a)(1)(c); Staff Report (pg. 2-4); Applicant's Ex. 1.
42 LDC 34-145(d)(4)(a)(1)(d); 34-411(d)(1).
43 LDC 34-145(d)(4)(a)(1)(e); 34-411 (d)(2).
44 See Applicant's Ex. 2 & 4; Staff Report (Attachment G).
45 Z-05-074.

46 Applicant's Ex. 2.
47 Palm Beach Boulevard is an arterial road maintained by the State. Orange River Boulevard is a county-
maintained collector road. See Staff Report (Attachment G).
48 Applicant's Ex. 1 (slide 33); Testimony of Ted Treesh (Trans. pg. 40). Mr. Treesh testified this roadway
segment is classified as a Tier Three project for widening to four lanes. He explained this means funding is
not yet allocated to the project but is targeted for future expansion as funding becomes available.

Hearing Examiner Recommendation
Page 5
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Applicant's traffic engineer evaluated transportation impacts of greater density
than the request proposes.49 The Traffic Impact Statement concluded that project
traffic will not alter levels of service on affected roadways.50

Applicant provided adeauate evidence to demonstrate the request provides
sufficient access to support proposed development.51 Site-related impacts will be
evaluated during development order review.52

Environmental and Natural Resources

Planned development design should reflect creative use of open space.53
Developers must make an effort to protect and preserve natural site features.54

The proposed development meets LDC open space requirements.55 The Master
Concept Plan ("MCP") reflects adequate buffers from adjacent properties to
minimize off-site impacts.56 The MCP also denotes a substantial indigenous
preserve in the southeast corner.57

Applicant observed certain listed species on site.58 Accordingly, Applicant must
provide species management plans at the development order stage.

49 Testimony of Ted Treesh (Trans. pg. 38-42); Applicant's Ex. 1 (slide 32); Applicant's Ex. 3-4. In evaluating
transportation impacts, planners examine projected traffic conditions at build-out taking into consideration
a combination of historical growth rates for the area and approved development. Mr. Treesh indicated his
evaluation considered 1,035 units rather than the 1,015 units requested.
50 Applicant's Ex. 4; Testimony of Ted Treesh (pg. 37-42). There is some disagreement between Applicant
and staff as to whether levels of service on affected roadway segments are negatively impacted with or
without project traffic. The crux of disagreement is whether projected traffic from unconstructed projects in
proximity should be included in Applicant's analysis. Direct access improvements include site driveways
and roads, median cuts made necessary by those driveways and roads, right-turn left-turn and
deceleration/acceleration lanes serving those driveways and roads, traffic control measures for those
driveways and roads, and roads/'intersection improvements whose primary purpose at the time of
construction is to provide access to the development. See, Lee Plan Glossary and LDC 2-264.
51 LDC 34-145(d)(4)(a)(1)(d); Applicant's Ex. 1 (slides 32-34), Ex. 3-4; Staff Report (pg. 2).
52 Site related improvements include capital improvements and right-of-way dedications for "direct access"
improvements to the project. Direct access improvements include site driveways and roads, median cuts
made necessary by driveways and roads, right-turn left-turn and deceleration/acceleration lanes serving
driveways and roads, traffic control measures, and roads/intersection improvements whose primary
purpose at the time of construction is to provide access to the development. See, Lee Plan Glossary and
LDC 2-264; Lee Plan Objective 39.1, Policy 39.1.1.. LDC 2-66 et. seq.
s3LDC 34-411 (h).
s4LDC 34-411 (g).
55 Lee Plan Goal 77, Objective 77.2; See Applicant's Ex. 1 (slide 27); Staff Report (Attachment F).
56 See Applicant's Ex. 2; Staff Report (Attachment F). The project provides Code-compliant buffers. An
enhanced buffer along Buckingham Road is consistent with neighboring properties to maintain the aesthetic
of the corridor. Applicant's Ex. 1 (slide 28-30).
57 See Staff Report (Attachment F); Condition 4; Applicant's Ex. 2. Roughly 15% of the site is indigenous
preserve. Applicant obtained a jurisdictional wetland determination from the South Florida Water
Management District on Sept. 3, 2020. Testimony of Lauran Edinger (Trans. pg. 15-20); Applicant's Ex. 1
(slide 16).
58 See Staff Report (Attachment F); Condition 7.

Hearing Examiner Recommendation
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Urban Services

Urban services are the facilities, capital improvements, and infrastructure
necessary to support development.59 The Lee Plan requires an evaluation of
available urban services during the rezoning process.60

The request constitutes infill development, Accordincily, a host of urban services
and infrastructure serve the property including roads, potable water, sanitary
sewer, police, fire, and emergency medical services.61

Deviations

"Deviations" are departures from LDC regulations.62 The RPD has one previously
approved deviation.63 Applicant proposes six additional deviations. Staff supports
requested deviations.64

The Hearing Examiner's standard of review requires a finding that the deviation:

1. Enhances achievement of the objectives of the planned
development; and

2. Preserves and promotes the general intent of the LDC to protect the
public health, safety, and welfare.65

Apolvina LDC standards of review for deviations to the testimony and evidence in
the record, the Hearing Examiner concludes the requested deviations meet
approval criteria.66

Conditions

The county must administer the zoning process so proposed !and uses acceptably
minimize adverse impacts to adjacent property as specified in the development
regulations. Conditions must plausibly relate to the impacts anticipated from

59 Lee Plan Glossary; Urban services include; public water and sewer, paved streets and roads, public
transit, parks and recreation facilities, urban levels of police, fire and emergency services, urban surface
water management, schools, employment, industrial, and commercial centers, institutional, public, or
administrative facilities, community facilities such as senior citizens centers, libraries and community
centers.

60 Lee Plan Policy 2.2.1.
61 Applicant's Ex. 1 (slide 8).
62 LDC 34-2.

63 Z-05-074, ADD2007-00018. These prior development approvals will be codified into one resolution
setting forth all approved conditions and deviations.
64 See Staff Report.
65 LDC 34-145(d)(4).
66 LDC 34-377(a)(4).

Hearing Examiner Recommendation
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proposed development and must be pertinent to mitigation of those impacts on the
public health, safety, and welfare.67

The RPD will be subject to several conditions of approval. The conditions relate
to impacts anticipated from the project.68 The Hearing Examiner recommends:

1. Revisions to conditions to improve clarity; and
2. Deletion of conditions that restate LDC standards and criteria

applicable to the project pursuant to Condition 1.

Public

Applicant held community meetings in the Caloosahatchee Shores Planning
Community69 and the Buckingham Planning Community.70 Both meetings are
mandated in the LDC and Lee Plan.71

One member of the public attended the hearing but did not speak.72

Conclusion

The Hearing Examiner concurs with staff's analysis and recommendation the
requested amendment to the Buckingham 345 RPD meets LDC approval criteria.

IV. Findings and Conclusions:

The Hearing Examiner makes the following findings and conclusions based on the
testimony and evidence in the record:

A. As conditioned herein, the proposed amendment to the Buckingham 345
RPD:

1. Complies with the Lee Plan. See, Lee Plan Vision Statement
Paragraph 4 (Caloosahatchee Shores Planning Community), Lee
Plan Goals 2, 4,5, 21, 39, 77, Objectives 2.2, 5.1,21.3, and Policies

1.1.6, 20.1.6, 21.1.3, 135.9.7; Lee Plan Maps 1, 16.

67 LDC 34-932(b).
68 LDC 34-83(b)(4)a.3.
69 This meeting was held on July 6, 2020. See Staff Report Attachment J; Applicant's Ex. 1 (slide 47).
70 The Lee Plan requires this community meeting because the project accesses Buckingham Road. The
meeting was held on July 7, 2020. See Applicant's Ex. 1 (slide 48).
71 LDC 33-1482; Lee Plan Goal 17, Policy 20.1.8.
72 Staff recounted a resident's concern the hearing was not properly noticed. Staff indicated the hearing
was properly noticed. Applicant provided evidence proper notice of the hearing was given. See Applicant's
Ex. 5.

Hearing Examiner Recommendation
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2. Complies with the LDC and other County regulations. See, LDC
Chapters 10 and 34; 33-1480 et. seq.

3. Is compatible with existing and planned uses in the area. See, Lee
Plan Policies 1.1.6, 2.1.1, 2.1.2, 2.2.1, 5.1.5, 5.2.4, 135.1.9, 135.9.5;

LDC 34-411 (c), (i), and (j).

4. Will not adversely affect environmentally critical areas and natural
resources. See, Lee Plan Goals 77, Objectives 4.1, 77.1, LDC 34-

411(h).

5. Will be served by urban services. See, Lee Plan Glossary, Maps 6,

7, Goal 2; Objectives 2.1, 2.2, 4.1, 53.1, 56.1; Policies 2.2.1, 5.1.3,

135.9.7 and Standards 4.1.1 and 4.1.2; LDC 34-411 (d).

B. The Master Concept Plan reflects sufficient access to support the intensity
of development. In addition, County regulations and conditions of approval
will address expected impacts to transportation facilities. See, Lee Plan
Goal 39, Objective 39.1; LDC 34-411(d).

C. The proposed mix of uses is appropriate at the proposed location. See, Lee
Plan Policies 1.1.6, 2.1.1, 5.1.3, 5.1.5, and 135.1.9.

D. The recommended conditions are sufficient to protect the public interest and
reasonably relate to the impacts expected from the development. See, Lee
Plan Policies 5.1.5, 135.9.6; See a/so, LDC Chapters 10, 33, and 34.

E. As conditioned herein, the deviations:

1. Enhance the objectives of the planned development; and

2. Promote the intent of the LDC to protect the public health, safety, and
welfare. See, 34-377(b)(4).

Hearing Examiner Recommendation
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Date of Recommendation: March 4, 2021.

A\TV^
Am'anda L. Rivera

Deputy Hearing Examiner

Office of the Lee County Hearing Examiner
1500 Monroe Street, Suite 218
Post Office Box 398
Fort Myers, FL 33902-0398

Exhibits to Hearing Examiner's Recommendation

Exhibit A Legal Description and Vicinity Map
Exhibit B Recommended Conditions and Deviations (Strike Through/Underlined Version)
Exhibit C Recommended Conditions and Deviations (Clean Version)
Exhibit D Exhibits Presented at Hearing
Exhibit E Hearing Participants
Exhibit F Information

Hearing Examiner Recommendation
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Exhibit A

LEGAL DESCRIPTION AND VICINITY MAP

Exhibit A, Legal Description and Vicinity Map



EXHIBIT A

OF A PARCEL LYING IN
SECTIONS 32 & 33, TOWNSHIP 43 SOUTI-I, RANGE 26 EAST,

LEE COUNTY, FLORIDA

LEGAL DESCRIPTION:
A PARCEL OF LAND LYING IN THE STATE OF FLORIDA, COUNTV OF LEE BEING A PORTION OF SECTIONS 32
AND 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS!

BEGIN AT THE SOUTHEAST CORNER OF SECTION 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, LEE COUmY,
FLORIDA; THENCE RUN S.89'06'45"W. ALONG THE SOUTH UNE OF THE SOUTHEAST QUARTER OF SAID SECTION
33, FOR A DISTANCE OF 2647.49 FEET TO WE SOUTH QUARTER CORNER OF SAID SECTION 33; THENCE
S.89'06'55'\V. ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33 FOR A DISTANCE
OF 2647.39 FEET TO THE SOUTHWEST CORNER OF SAID SECTION 33; THENCE N.00-56'24^'/. ALONG THE WEST
LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33. FOR A DISTANCE OF 1329.88 FEET TO THE
NORTHWEST CORNER OF THE SOUTHV/EST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 33; THENCE
S.89-35'38"W. ALONG THE SOUTH LINE OF THE NORTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION
32, TOWNSHIP 43 SOUTH, RANGE 26 EAST, FOR A DISTANCE OF 977.91 FEET 70 THE SOUTHEASTERLY
RIGHT-OF-V/AY LINE OF BUCKINGHAM ROAD., A 60' RIGHT-OF-WAY; THENCE N,24'23'07"E. ALONG THE
SOUTHEASTERLY RIGHT-OF-WAY LINE OF BUCKINGHAM ROAO, FOR A DISTANCE OF 2286.44 FEET TO A POINT
ON THE WEST UNE OF THE NORTHWEST QUARTER OF SAID SECTION 33; THENCE S.OO'56'26"E. ALONG THE
V/EST LINE OF THE NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 81.43 FEET TO WE
NORTHWEST CORNER OF THE SOUTH HALF OF THE SOUTH HALF OF THE NORTHWEST QUARTER OF SAID
SECTION 33; THENCE N.89-04'22-E. ALONG THE NORTH LINE OF THE SOUTH HALF OF THE SOUTH HALF OF
THE NORTHWEST QUARTER OF SAID SECTION 33. FOR A DISTANCE OF 1498.70 FEET TO WE SOUTHWEST
CORNER OF WE EAST HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER
OF THE NORTHWEST QUARTER OF SAID SECTION 33; THENCE N.OO-47'24"W. ALONG THE WEST UNE OF THE
EAST HALF OF THE WEST HALF OF TOE NORTHWEST QUARTER OF THE: SOUTHEAST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION 33. FOR A DISTANCE OF 682.27 FEET TO A POINT ON THE PLATTED
BOUNDARY UNE OF PORT1CO PHASE 1, RECORDED AS INSTRUMENT j?200600041l756, OF THE PUBLIC RECORDS
OF LEE COUNTY. FLORIDA; THENCE N.89'09'28"E. ALONG SAID LINE, FOR A DISTANCE OF 1167.05 FEET;
THENCE S.OO-39'01"E. ALONG SAID PLATTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1321.78
FEET TO THE CENTER OF SAID SECTION 33; THENCE S.8ff59'10'\V. ALONG SAID PLATTED BOUNDARY OF
PORTICO PHASE 1. FOR A DISTANCE OF 1334.18 FEET; THENCE S.OO-56'52"E. ALONG SAID PLWTEO BOUNDARY
OF PORTICO PHASE 1, FOR A DISTANCE OF 1331.03 FEET; THENCE N.89'02'54"E. ALONG SAID PLATTED
BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1988.34 FEET; THENCE N.00-41 'OB"W. ALONG SAID
FLATTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 1333.38 FEET; THENCE N,BB'59'10"E. ALONG
SAID PLCTTED BOUNDARY OF PORTICO PHASE 1, FOR A DISTANCE OF 19B0.58 FEET TO THE EAST QUARTER
CORNER OF SAID SECTION 33 AND A NORTHWEST CORNER OF PORTICO PHASE IIA, RECORDED AS INSTRUMENT
?2019000293574, OF SAID PUBLIC RECORDS; THENCE S.OO-47'28"E. ALONG THE D\ST LINE OF THE
SOUTHEAST QUARTER OF SAID SECTION 33 AND THE WEST UNE OF SAID PORTICO PHASE IIA, FOR A DISTAN.CE
OF 2670.74 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 15,018,447 SQUARE FEET, OR 344.78 ACRES, MORE OR LESS

APPROVED
DCI2020-00010
Daniel Munt, Planner
Lee County DCD
10/20/2020

NOTES:
1. BEARINGS ARE BASED ON THE SOUTH LINE OF
THE SOUTHEAST QUARTER OF SAID SECTION 33, AS
8EINQ S.89'06'45r\V.

2. DISTANCES ARE IN FEET AND DECIMALS THEREOF.'

3. PARCEL IS SUBJECT TO EASEMENTS,
RESERVATIONS OR RESTRICTIONS AND
RIGHT-OF-V/AYS (RECORDED AND UNRECOROEO,
V.TOTTCN AND UNWRITTEN).

4. TOE STATE PLANE COORDINATES SHOWN HEREON
ARE IN FEET, FLORIDA WEST ZONE, NORTH AMERICAN
DATUM OF 1983 (1990 ADJUSTMENT) BASED UPON
CONTINUOUSLY OPERATING FLORIDA PERMANENT
REFERENCE NETWORK (FPRN) STATIONS MAINTAINED
BY TOE FLORIDA DEPARTMENT OF TOANSPORTATION.
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PORT1CO PHASE I
INST; 2006-4117S6

LEGAL DESCRIPTION
OF A PARCEL LYING IN

SECTIONS 32 & 33,
TOWNSHIP 43 SOUTH, RANGE 26 EAST,

LEE COUNTS, FLORIDA
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NOTES:
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2. DISTANCES ARE IN FEET AND
DECIMALS THEREOF.

3. PARCEL IS SUBJECT TO EASEMENTS,
RESERVATIONS OR RESTRICTIONS AND
RIGHT-OF-WATS (RECORDED AND
UNRECORDED, WRITTEN AND UNWRITTCN).
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Case: DCI2020-00010

Exhibit B

RECOMMENDED CONDITIONS AND DEVIATIONS

All references to uses are as defined in the Lee County Land Development Code
(LDC). Conditions and deviations represent a codification of prior approvals from
Resolution Z-05-074 and ADD2007-00018, hereby superseded by approval of this
zoning action.

CONDITIONS:

1. Master Concept Plan (MCP) and Development Parameters

(a) MCP. Development must be substantially consistent with the five
page MCP entitled "Lee County Homes Associates 1, LLLP
Residential Planned Development" stamped received February 4,
2021 (Exhibit B1), except as modified by the conditions below.

(b) LDC and Lee Plan. Development and uses must comply with the
LDC and Lee County Comprehensive Plan (Lee Plan) at time of
local development order approval, except where deviations are
approved herein. Subsequent amendments to the MCP,
conditions, or deviations herein may require further development
approvals.

(c) Development Parameters. Project density is limited to a maximum
of 1,015 dwelling units.

2. Schedule of Uses and Property Development Requlations

(a) Scheduie of Uses

Residential R-1

Accessory Uses and Structures
Dwelling Units:

Single-family, minimum lot size 6,500 sq.ft.
Entrance Gate, Gatehouse
Essential Services
Essential Service Facilities: Group I
Excavation, Water Retention
Fences, Walls

Home Occupation
Model Home and Model Unit
Model Display Center
Parking Lot, Accessory

Exhibit B, Recommended Conditions And Deviations
(Strike Through/Underlined Version)
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Real Estate Sales Office
Signs
Temporary Uses, limited to construction trailers at the time of

development

Residential R-2

Accessory Uses and Structures
Dwelling Units:

Single-family, minimum lot size 4,500 sq.ft.
Zero Lot Line
Two Family Attached
Townhomes

Entrance Gate, Gatehouse
Essential Services
Essential Service Facilities: Group I
Excavation, Water Retention
Fences, Walls

Home Occupation, no outside help
Model Home and Model Unit
Model Display Center
Model Display Group
Parking Lot, Accessory
Real Estate Sales Office
Signs
Temporary Uses, limited to construction trailers at the time of

development

Residential R-3

Accessory Uses and Structures

Dwelling Units:
Single-family, minimum lot size 13,600 sq.ft.

Entrance Gate, Gatehouse
Essential Services
Essential Sen/ice Facilities: Group I
Excavation, Water Retention
Fences, Walls

Home Occupation, no outside help
Model Home and Model Unit
Model Display Center
Parking Lot, Accessory
Real Estate Sales Office
Signs
Temporary Uses, limited to construction trailers at the time of

development

Exhibit B, Recommended Conditions And Deviations
(Strike Through/Underlined Version)
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Residential Amenity (RA)

Accessory Uses and Structures
Administrative Offices
Banks and Financial Establishments, Group I (Including ATMs)
Communication Facility, Wireless (Antenna only, Towers prohibited)
Consumption on Premises
Club, Private
Essential Services
Essential Services Facilities, Group I
Excavation, Water Retention
Fences and Walls
Food & Beverage Service, Limited
Parking Lot, Accessory
Personal Services, Group I
Recreational Facilities, Private
Real Estate Sales Office
Restaurant, Groups I, II, and III
Signs
Specialty Retail Shops, Groups I and II
Storage, Indoor
Temporary uses

(b) Site Development Regulations

Attached as Exhibit B2.

3,—Vehicular/Pedestrian Impacts
Zoning approval does not address mitigation of vehicular or pedestrian traffic
impacts. —Additiona! conditions consistent with the Lee County LDC may be
required to obtain a local development order.

4—Plan Consistency
Zoning approval does not guarantee local development order approval. Future
development order approvals must satisfy the requirements of the Lee Plan
Planning Communities Map and Acreage Allocation Table, Map 16 and Table 1 (b),
be reviewed for, and found consistent with all other Lee Plan Provisions.

^—Concurreney
Approval of this rezoning does not constitute a finding that the proposed project
meets the concurrency requirements set forth in LDC Chapter 2 and the Lee Plan.
The developer is required to demonstrate compliance with all concurrency
requirements prior to issuance of a local development order.

Exhibit B, Recommended Conditions And Deviations
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HEX NOTE: Recommend deletion as restatements of LDC. Condition 1 requires LDC
compliance.

6r3. Development Permits

County development permits do not establish a right to obtain permits from state
or federal agencies. Further, it does not establish liability on the part of the County
if the Developer: (a) does not obtain requisite approvals or fulfill obligations
imposed by state or federal agencies; or (b) undertakes actions that result in a
violation of state or federal law.

f-A. Hurricane Preparedness

To mitigate future hurricane damage and loss of life, and to ensure compliance
with Lee Plan objectives, Developer must:

a. Establish a homeowners' or residents' association. The organization must

provide an educational program with Emergency Management staff on an
annual basis that describes risks of natural hazards through literature,
brochures, and speakers for Hurricane Awareness/Preparedness

Seminars. The intent is to educate residents of the actions necessary to
mitigate dangers inherent in these hazards;

b. Formulate an emergency hurricane notification and evacuation plan,
subject to approval by the Lee County Office of Emergency Management;
and

c. Comply with LDC 2-481 et seq. hurricane preparedness and impact
mitigation, if required.

8-5. Model Homes, Model Units, Model Display Centers
Mlodel units, model homes, model display centers, and real estate sales are
subject to the foiiowing:

a. Each model must be a unique example. Multiple examples of the same unit
are prohibited.

b. All Model Home Sites, Model Display Centers, or Model Groups must be
designated on development order plans. Parking areas must be buffered
with a single-row hedge and tree canopy.

c. Prior to model home construction, model home lots must be shown on a

preliminary plat. Developer must file the preliminary plat concurrently with
the local development order application. Model homes must comply with
setbacks set forth in Exhibit B2.

d. Model homes or model units are limited to no more than 15 within the
development at one time.

Exhibit B, Recommended Conditions And Deviations
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e. Real estate sales are limited to the sale of lots or units within the
development only.

f. Real estate sales are limited to temporary real estate trailers, model units,
model display centers, and the Recreational Amenity area (Tract RA).

g. Hours of operation for models and real estate sales are limited to 8 a.m. to
8 p.m daily.

h. Model homes and real estate sales will be valid for up to 5 years from the
date of issuance of a certificate of occupancy of a model home.

0.6, Buffers

a. Southern Property Line
Development order plans must depict a 30 foot wide buffer along the
southern property line (excluding indigenous preserve area) with the
development order establishing lots adjacent to this property boundary. The
30 foot wide buffer must abide by the following:

1) Contain a berm with a wall or fence at least eight feet in height,
except where it encroaches in the upland preserve as shown on the
MCP;

2) Vegetation installed between the southern property line and the eight
foot berm/wall or fence combination must contain ten oak trees
(Quercus virginiana) per 100 linear feet and a double hedge row;

3) Trees must be 10 feet, two inch caliper, and four-foot spread;

4) Shrubs must be at least 36 inches in height at time of planting and
create a visual screen; and

5) Existing indigenous native vegetation may be counted toward the
vegetation requirements of this condition.

b. Buffer on Lands Abuttina Buckinaham Road
Development order plans must depict an enhanced 25 foot Type-D buffer
along Buckingham Road that includes 10 trees per 100 linear feet (must
include live oaks, no palms) between the eight foot berm/wall or fence and
the Buckingham Road right-of-way.

c. Buffer Adjacent to Portico and Internal Right-of-Wav
Development order plans must depict an enhanced 20 foot wide Type-C
buffer where internal roads are less than 125 feet from an adjacent single

Exhibit B, Recommended Conditions And Deviations
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family subdivision. A berm with a wall at least eight feet in height may be
constructed closer than 25 feet from the abutting property if the following
plant material is proposed:

1) Between the wall/benn and the property line - Ten South Florida
Slash Pine (Pinus elliottii var. densa) and 18 shrubs per 100 linear
feet; and

2) Between the wall/berm and the internal right-of-way -
(i) Five shade trees per 100 linear feet;
(ii) Clusters of three South Florida Slash Pine (Pinus elliottii var.

densa) between the shade trees; and
(iii) 18 shrubs per 100 linear feet.

d. All required buffers must utilize 100% native vegetation.

4&r7. Protected Species
The development order must provide a Species Management Plan explaining how
the cardinal airplant (Tillandsia fasciculate) and wild pine airplant (Tillandsia
utriculata) will be protected during development and exotic removal.

44r8. Agricultural Uses
Existing bona fide agricultural uses in the form of cattle pasture and the raising of
hay may continue on the property subject to the following:

a. Termination of Agricultural Use. Agricultural uses must terminate on project
areas receiving development order approval for vertical development and
prior to county issuance of a vegetation removal permit. Development order
approvals for plats, infrastructure improvements, landscaping, surface
water management, or other non-vertical development do not trigger
termination.

b. Additional Clearing Prohibited. Clearing of native trees or other native
vegetation, including understory, in agricultural areas is prohibited. Existing
areas of bona fide agricultural use that include existing grass pasture(s)
may be mowed, but may not be cleared or expanded. This prohibition does
not preclude County approved requests for removal of invasive exotic
vegetation.

c. Proof of Termination. Upon approval of a local development order for
vertical development and prior to issuance of a vegetation removal permit,
the property owner must provide written proof of the following, subject to
approval by the County Attorney's Office:

1) Affidavit. Sworn affidavit from the property owner confirming:

Exhibit B, Recommended Conditions And Deviations
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a. Date agricultural uses ceased;

b. Legal description of the property subject to the development
order approved for vertical development;

c. An affirmative statement acknowledging and agreeing
agricultural uses are illegal and prohibited on the property,
and that the owner covenants with the County they will not
allow agricultural uses to resume until the property is rezoned
to permit agriculture; and

d. The affidavit constitutes a covenant between the property
owner and the County binding on the owner and its
successors. The covenant must be properly recorded in the
public records of the County at the owner's expense.

2) Termination of Tax Exemption. Termination of the agricultural tax
exemption for portions of the property subject to development order
for vertical development. Proof of_termination must include a copy of
the request to terminate the tax exemption submitted to the Lee
County Property Appraiser.

HEX NOTE: Recommend language modifications for clarity.

42.9, Riaht-of-Wav Dedication
Developer voluntarily resen/es a 20 foot wide strip along Buckingham Road for
county right-of-way purposes. Developer may dedicate the strip by recording an
instrument (i.e. deed or plat) that grants or dedicates to the County an exclusive
easement for right-of-way purposes. Developer will be eligible for 100% road
impact fee credits for land dedicated for Buckingham Road. If Developer grants
the easement via a plat, the dedication must be clear and unambiguous. Use of
the !abe! "Future Right-of-way" is not acceptable. The dedicated area may not be
used for required development buffering or any other non-county right-of-way
improvements. Developer must complete dedication prior to issuance of the first
building permit allowing vertical construction within the project.

43-10. Access to Buckingham Road
a. The MCP and local development order must depict a minimum 70-foot-wide

divided entrance on Buckingham Road that includes a 14-footwide median
with two 11-foot wide lanes on both sides of the median for ingress and
egress.

b. Local development orders must include a second access point on
Buckingham Road. This access will be an egress point for residents only
and an ingress/egress for emergency vehicles. At least 25 feet of
separation is required between the gate and the Buckingham Road right-of-
way. Access for emergency services to be provided by a Knox Box.

Exhibit B, Recommended Conditions And Deviations
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c. Developer must provide written documentation from the Fort Myers Shores
Fire District indicating the access points are acceptable and provide
adequate access for emergency vehicles.

44r11. Commercial Uses and Consumption on Premises
a. Commercial uses are limited to a maximum of 7,500 square feet of floor

area for the entire development.

b. Commercial uses are for residents and guests only, not open to the general
public.

c. Hours of operation for consumption on premises are limited to 7:00 a.m. to
midnight, daily.

4^12. Public School Use
a. If the School Site Reserved Area is conveyed to the Lee County School

District, this zoning approval may be amended administratively to remove
the 13-acre parcel from the MCP. The deletion of the school site from the
MCP will not affect the right to develop 1,015 single-family dwelling units on
the remaining portion of land covered by the MCP.

b. If not conveyed, the School Site Reserved Area may be developed with
single-family and accessory uses consistent with the Property Development
Regulations for R-1, R-2, or R-3 and the enhanced buffer along Buckingham
Road, with an Administrative Amendment.

c. Density for the RPD remains limited to 1,015 dwelling units even if the
School Site Reserved Area is utilized for residential development.

4^13. Natural Resources Conditions
Deveiopment order pians must include:

a. A map depicting locations of free-flowing wells. Wells that are not part of an
irrigation system or designated groundwater monitoring network must be
permanently plugged and abandoned consistent with Lee County Code of
Ordinances 32-99.

b. A Water Quality Monitoring Plan approved by the Lee County Division of
Natural Resources. The Plan must establish:

1) Overall goals and objectives of the Plan;

2) An outfall monitoring schedule during "wet" season of June through
October for Field Temperature, Total Kjedahl Nitrogen, Total
Nitrogen, Chlorophyll A, Nitrite, Nitrate, Phosphorus, Turbidity, and
Stage;

Exhibit B, Recommended Conditions And Deviations
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3) A baseline monitoring event prior to construction commencement;

4) Provision of water quality monitoring data to the Division of Natural
Resources annually for at least 5 years, including a comparison of
State water quality standards, plots of parameters, and
recommendations. Developer may amend water quality monitoring
and reporting requirements by written request if State water quality
standards are met or exceeded for five consecutive years. The

Division of Natural Resources must approve Developer's written
request. Results must be reported as an Electric Data Deliverable
(EDD) in a format the Division of Natural Resources approves; and

5) A contingency plan if an exceedance of State Water Quality
Standards is discovered, including notification to impacted residents
and applicable authorities.

DEVIATIONS:

1. Deviation (1) seeks relief from the LDC 10-416(d)(6) requirement to provide a
combination berm and solid wall eight feet in height not less than 25 feet from the
abutting property with landscaping between the wall and abutting property of a
Type "C" buffer (five trees and 18 shrubs per 100 linear feet), to allow landscaping
and a three foot high berm/five foot high wall combination located closer to the
abutting property.

HEX Recommendation: Approval, subject to Condition 6.

2. Deviation (2) seeks relief from the LDC 10-415(b)(1)(a) requirement that
developments provide 50 percent open space through onsite preservation of
existing native vegetation communities, to allow 17.3 acres of existing native
vegetation communities to be maintained onsite.

HEX Recommendation: Approval, subject to the following condition:

The development order must depict 105.06 acres open space comprised of
83.35 acres general open space and 21.71 acres indigenous open space
that includes 150% upland credits for upland indigenous area #1.
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3. Deviation (3) seeks relief from the LDC 10-296(e)(2)(h)(5) Table 15 Suburban
Local Streets requirement that residential land uses have 10 foot travel lane,5 foot
planting strip, and 5 foot pedestrian facility on both sides of the roadway, to allow
a roadway cross-section with 10-12 foot travel lane, no planting strip, and a 5 foot
pedestrian facility on one side of the primary road and village road.

HEX Recommendation: Approval.

4. Deviation (4) seeks relief from the LDC Section 10-296(e)(2)(h)(5) Table 15
Suburban Local Streets requirement that residential land uses have 10 foot travel
lane, 5 foot planting strip, and 5 foot pedestrian facility on both sides of the
roadway, to allow a roadway cross-section with 10-12 foot travel lane, a 5 foot
planting strip, and a 5 foot pedestrian facility on one side of the primary road at the
community entry.

HEX Recommendation: Approval, subject to Condition 10.

5. Deviation (5) seeks relief from the LDC 10-285 requirement of 660 feet of access
connection separation within a future Suburban future land use category on a
principal arterial, to allow 738± feet from the primary access to the proposed
second egress and 503± feet from the proposed egress to the existing access to
the north.

HEX Recommendation: Approval.

6. Deviation (6) seeks relief from the LDC 10-296(k)(1 ) requirement that all dead end
streets be closed at one end by a circular turnaround, to a/towthe road to terminate
at a residential driveway.

HEX Recommendation: Approval, subject to the following condition:
Dead-end portion of the roads sha!! serve a maximum of two
residential lots.

7. Deviation (7) seeks relief from the LDC 10-418(1) requirement that shorelines be
sinuous, to allow some of the stormwater management ponds to be more
rectangular than sinuous.

HEX Recommendation: Approval, subject to the following condition:

Development order plans must include a detailed plan of planted littoral
shelves for non-sinuous lakes depicting littoral plants installed in a
serpentine or undulating design to simulate a sinuous shoreline.
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Exhibits to Conditions:
B1 Master Concept Plan
B2 Site Development Regulations
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Exhibit C

RECOMMENDED CONDITIONS AND DEVIATIONS
(Clean Version)

CONDITIONS:

1. Master Concept Plan (MCP) and Development Parameters

(a) MCP. Development must be substantially consistent with the five
page MCP entitled "Lee County Homes Associates 1, LLLP
Residential Planned Development" stamped received February 4,
2021 (Exhibit B1), except as modified by the conditions below.

(b) LDC and Lee Plan. Development and uses must comply with the
LDC and Lee County Comprehensive Plan (Lee Plan) at time of
local development order approval, except where deviations are
approved herein. Subsequent amendments to the MCP,
conditions, or deviations herein may require further development
approvals.

(c) Development Parameters. Project density is limited to a maximum
of 1,015 dwelling units.

2. Schedule of Uses and Property Development Reaulations

(a) Schedule of Uses

Residential R-1

Accessory Uses and Structures
Dwelling Units:

Single-family, minimum lot size 6,500 sq.ft.
Entrance Gate, Gatehouse
Essential Services
Essential Service Facilities: Group I
Excavation, Water Retention
Fences, Walls

Home Occupation
Model Home and Model Unit
Model Display Center
Parking Lot, Accessory
Real Estate Sales Office
Signs
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Temporary Uses, limited to construction trailers at the time of
development

Residential R-2

Accessory Uses and Structures
Dwelling Units:

Single-family, minimum lot size 4,500 sq.ft.
Zero Lot Line
Two Family Attached
Townhomes

Entrance Gate, Gatehouse
Essential Services
Essential Service Facilities: Group I
Excavation, Water Retention
Fences, Walls
Home Occupation, no outside help
Model Home and Model Unit
Model Display Center
Model Display Group
Parking Lot, Accessory
Real Estate Sales Office
Signs
Temporary Uses, limited to construction trailers at the time of

development

Residential R-3

Accessory Uses and Structures
Dwelling Units:

Sing!e-fami!y, minimum !ot size 13,600 sq.ft.
Entrance Gate, Gatehouse

Essential Services
Essential Service Facilities: Group I
Excavation, Water Retention
Fences, Walls
Home Occupation, no outside help
Model Home and Model Unit
Model Display Center
Parking Lot, Accessory
Real Estate Sales Office
Signs
Temporary Uses, limited to construction trailers at the time of

development
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Residential Amenity (RA)

Accessory Uses and Structures
Administrative Offices
Banks and Financial Establishments, Group I (Including ATMs)
Communication Facility, Wireless (Antenna only, Towers prohibited)
Consumption on Premises
Club, Private
Essential Services
Essential Services Facilities, Group I
Excavation, Water Retention
Fences and Walls
Food & Beverage Service, Limited
Parking Lot, Accessory
Personal Services, Group I
Recreational Facilities, Private
Real Estate Sales Office
Restaurant, Groups I, II, and III
Signs
Specialty Retail Shops, Groups I and II
Storage, Indoor
Temporary uses

(b) Site Development Regulations

Attached as Exhibit B2.

3. Development Permits
County development permits do not establish a right to obtain permits from state
or federal agencies. Further, it does not establish liability on the part of the County
if the Developer: (a) does not obtain requisite approvals or fulfill obiigations
imposed by state or federal agencies; or (b) undertakes actions that result in a
violation of state or federal law.

4. Hurricane Preparedness

To mitigate future hurricane damage and loss of life, and to ensure compliance
with Lee Plan objectives, Developer must:

a. Establish a homeowners' or residents' association. The organization must

provide an educational program with Emergency Management staff on an
annual basis that describes risks of natural hazards through literature,
brochures, and speakers for Hurricane Awareness/Preparedness

Seminars. The intent is to educate residents of the actions necessary to
mitigate dangers inherent in these hazards;
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b. Formulate an emergency hurricane notification and evacuation plan,

subject to approval by the Lee County Office of Emergency Management;
and

c. Comply with LDC 2-481 et seq. hurricane preparedness and impact
mitigation, if required.

5. Model Homes, Model Units, Model Display Centers
Model units, model homes, model display centers, and real estate sales are
subject to the following:

a. Each model must be a unique example. Multiple examples of the same unit
are prohibited.

b. All Model Home Sites, Model Display Centers, or Model Groups must be
designated on development order plans. Parking areas must be buffered
with a single-row hedge and tree canopy.

c. Prior to model home construction, model home lots must be shown on a
preliminary plat. Developer must file the preliminary plat concurrently with
the local development order application. Model homes must comply with
setbacks set forth in Exhibit B2.

d. Model homes or model units are limited to no more than 15 within the
development at one time.

e. Real estate sales are limited to the sale of lots or units within the
development only.

f. Real estate sales are limited to temporary real estate trailers, model units,
model display centers, and the Recreationai Amenity area (Tract RA).

g. Hours of operation for models and real estate sales are limited to 8 a.m. to
8 p.m daily.

h. Model homes and real estate sales will be valid for up to 5 years from the
date of issuance of a certificate of occupancy of a model home.

6. Buffers

a. Southern Property Line
Development order plans must depict a 30 foot wide buffer along the
southern property line (excluding indigenous preserve area) with the
development order establishing lots adjacent to this property boundary. The
30 foot wide buffer must abide by the following:
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1) Contain a berm with a wall or fence at least eight feet in height,
except where it encroaches in the upland preserve as shown on the
MCP;

2) Vegetation installed between the southern property line and the eight
foot berm/wall or fence combination must contain ten oak trees
(Quercus virginiana) per 100 linear feet and a double hedge row;

3) Trees must be 10 feet, two inch caliper, and four-foot spread;

4) Shrubs must be at least 36 inches in height at time of planting and
create a visual screen; and

5) Existing indigenous native vegetation may be counted toward the
vegetation requirements of this condition.

b. Buffer on Lands Abutting Buckingham Road
Development order plans must depict an enhanced 25 foot Type-D buffer
along Buckingham Road that includes 10 trees per 100 linear feet (must
include live oaks, no palms) between the eight foot berm/wall or fence and
the Buckingham Road right-of-way.

c. Buffer Adjacent to Portico and Internal Right-of-Wav
Development order plans must depict an enhanced 20 foot wide Type-C
buffer where internal roads are less than 125 feet from an adjacent single
family subdivision. A berm with a wall at least eight feet in height may be
constructed closer than 25 feet from the abutting property if the following
plant material is proposed:

1) Between the wall/berm and the property line - Ten South Florida
Siash Pine (Pinus elliottii var. densa) and 18 shrubs per 100 iinear
feet; and

2) Between the wall/berm and the internal right-of-way -
(i) Five shade trees per 100 linear feet;
(ii) Clusters of three South Florida Slash Pine (Pinus elliottii var.

densa) between the shade trees; and
(iii) 18 shrubs per 100 linear feet.

d. All required buffers must utilize 100% native vegetation.

7. Protected Species
The development order must provide a Species Management Plan explaining how
the cardinal airplant (Tillandsia fasciculate) and wild pine airplant (Tillandsia
utriculata) will be protected during development and exotic removal.
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8. Aaricultural Uses
Existing bona fide agricultural uses in the form of cattle pasture and the raising of
hay may continue on the property subject to the following:

a. Termination of Agricultural Use. Agricultural uses must terminate on project
areas receiving development order approval for vertical development and
prior to county issuance of a vegetation removal permit. Development order
approvals for plats, infrastructure improvements, landscaping, surface
water management, or other non-vertical development do not trigger
termination.

b. Additional Clearing Prohibited. Clearing of native trees or other native
vegetation, including understory, in agricultural areas is prohibited. Existing
areas of bona fide agricultural use that include existing grass pasture(s)
may be mowed, but may not be cleared or expanded. This prohibition does
not preclude County approved requests for removal of invasive exotic
vegetation.

c. Proof of Termination. Upon approval of a local development order for
vertical development and prior to issuance of a vegetation removal permit,
the property owner must provide written proof of the following, subject to
approval by the County Attorney's Office:

1) Affidavit. Sworn affidavit from the property owner confirming:

a. Date agricultural uses ceased;

b. Legal description of the property subject to the development
order approved for vertical development;

c. An affirmative statement acknowledging and agreeing
agricultural uses are illegal and prohibited on the property,
and that the owner covenants with the County they will not
allow agricultural uses to resume until the property is rezoned
to permit agriculture; and

d. The affidavit constitutes a covenant between the property
owner and the County binding on the owner and its
successors. The covenant must be properly recorded in the
public records of the County at the owner's expense.

2) Termination of Tax Exemption. Termination of the agricultural tax
exemption for portions of the property subject to development order
for vertical development. Proof of_termination must include a copy of
the request to terminate the tax exemption submitted to the Lee
County Property Appraiser.
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9. Riaht-of-Wav Dedication

Developer voluntarily reserves a 20 foot wide strip along Buckingham Road for
county right-of-way purposes. Developer may dedicate the strip by recording an
instrument (i.e. deed or plat) that grants or dedicates to the County an exclusive
easement for right-of-way purposes. Developer will be eligible for 100% road
impact fee credits for land dedicated for Buckingham Road. If Developer grants
the easement via a plat, the dedication must be clear and unambiguous. Use of
the label "Future Right-of-way" is not acceptable. The dedicated area may not be
used for required development buffering or any other non-county right-of-way
improvements. Developer must complete dedication prior to issuance of the first
building permit allowing vertical construction within the project.

10. Access to Buckinaham Road
a. The MCP and local development order must depict a minimum 70-foot-wide

divided entrance on Buckingham Road that includes a 14-footwide median
with two 11-foot wide lanes on both sides of the median for ingress and
egress.

b. Local development orders must include a second access point on
Buckingham Road. This access will be an egress point for residents only
and an ingress/egress for emergency vehicles. At least 25 feet of
separation is required between the gate and the Buckingham Road right-of-
way. Access for emergency services to be provided by a Knox Box.

c. Developer must provide written documentation from the Fort Myers Shores
Fire District indicating the access points are acceptable and provide
adequate access for emergency vehicles.

11. Commercial Uses and Consumption on Premises
a. Commercia! uses are limited to a maximum of 7,500 square feet of floor

area for the entire development.

b. Commercial uses are for residents and guests only, not open to the general
public.

c. Hours of operation for consumption on premises are limited to 7:00 a.m. to

midnight, daily.

12. Public School Use
a. If the School Site Reserved Area is conveyed to the Lee County School

District, this zoning approval may be amended administratively to remove
the 13-acre parcel from the MCP. The deletion of the school site from the
MCP will not affect the right to develop 1,015 single-family dwelling units on
the remaining portion of land covered by the MCP.
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b. If not conveyed, the School Site Reserved Area may be developed with
single-family and accessory uses consistent with the Property Development
Regulations for R-1, R-2, or R-3 and the enhanced buffer along Buckingham
Road, with an Administrative Amendment.

c. Density for the RPD remains limited to 1,015 dwelling units even if the
School Site Resen/ed Area is utilized for residential development.

13. Natural Resources Conditions
Development order plans must include:

a. A map depicting locations of free-flowing wells. Wells that are not part of an
irrigation system or designated groundwater monitoring network must be
permanently plugged and abandoned consistent with Lee County Code of
Ordinances 32-99.

b. A Water Quality Monitoring Plan approved by the Lee County Division of
Natural Resources. The Plan must establish:

1) Overall goals and objectives of the Plan;

2) An outfall monitoring schedule during "wet" season of June through
October for Field Temperature, Total Kjedahl Nitrogen, Total
Nitrogen, Chlorophyll A, Nitrite, Nitrate, Phosphorus, Turbidity, and
Stage;

3) A baseline monitoring event prior to construction commencement;

4) Provision of water quality monitoring data to the Division of Natural
Resources annually for at least 5 years, including a comparison of
State water quality standards, piots of parameters, and
recommendations. Developer may amend water quality monitoring
and reporting requirements by written request if State water quality
standards are met or exceeded for five consecutive years. The
Division of Natural Resources must approve Developer's written
request. Results must be reported as an Electric Data Deliverable
(EDD) in a format the Division of Natural Resources approves; and

5) A contingency plan if an exceedance of State Water Quality
Standards is discovered, including notification to impacted residents
and applicable authorities.
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DEVIATIONS:

1. Deviation (1) seeks relief from the LDC 10-416(d)(6) requirement to provide a
combination berm and solid wall eight feet in height not less than 25 feet from the
abutting property with landscaping between the wall and abutting property of a
Type "C" buffer (five trees and 18 shrubs per 100 linear feet), to allow landscaping
and a three foot high berm/five foot high wall combination located closer to the
abutting property.

H EX Recommendation: Approval, subject to Condition 6.

2. Deviation (2) seeks relief from the LDC 10-415(b)(1)(a) requirement that
developments provide 50 percent open space through onsite preservation of
existing native vegetation communities, to allow 17.3 acres of existing native
vegetation communities to be maintained onsite.

HEX Recommendation: Approval, subject to the following condition:

The development order must depict 105.06 acres open space comprised of
83.35 acres general open space and 21.71 acres indigenous open space
that includes 150% upland credits for upland indigenous area #1.

3. Deviation (3) seeks relief from the LDC 10-296(e)(2)(h)(5) Table 15 Suburban
Local Streets requirement that residential land uses have 10 foot travel lane, 5 foot
planting strip, and 5 foot pedestrian facility on both sides of the roadway, to allow
a roadway cross-section with 10-12 foot travel lane, no planting strip, and a 5 foot
pedestrian facility on one side of the primary road and village road.

HEX Recommendation: Approval.

4. Deviation (4) seeks relief from the LDC Section 1Q-296(e)(2)(h)(5) Table 15
Suburban Local Streets requirement that residential land uses have 10 foot travel
lane, 5 foot planting strip, and 5 foot pedestrian facility on both sides of the
roadway, to allow a roadway cross-section with 10-12 foot travel lane, a 5 foot
planting strip, and a 5 foot pedestrian facility on one side of the primary road at the
community entry.

HEX Recommendation: Approval, subject to Condition 10.

5. Deviation (5) seeks relief from the LDC 10-285 requirement of 660 feet of access
connection separation within a future Suburban future land use category on a
principal arterial, to allow 738± feet from the primary access to the proposed
second egress and 503± feet from the proposed egress to the existing access to
the north.

H EX Recommendation: Approval.
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6. Deviation (6) seeks relief from the LDC 10-296(k)(1) requirement that all dead end
streets be closed at one end by a circular turnaround, to a//owthe road to terminate
at a residential driveway.

HEX Recommendation: Approval, subject to the following condition:
Dead-end portion of the roads shall serve a maximum of two
residential lots.

7. Deviation (7) seeks relief from the LDC 10-418(1) requirement that shorelines be
sinuous, to allow some of the stormwater management ponds to be more
rectangular than sinuous.

HEX Recommendation: Approval, subject to the following condition:

Development order plans must include a detailed plan of planted littoral
shelves for non-sinuous lakes depicting littoral plants installed in a
serpentine or undulating design to simulate a sinuous shoreline.

Exhibits to Conditions:
B1 Master Concept Plan
B2 Site Development Regulations

Exhibit C, Recommended Conditions And Deviations
(Clean Version)



MASTER CONCEPT PLAN FOR

LEE COUNTY HOMES ASSOCIATES I, LLLP
LEE COUNTY, FLORIDA

SECTION 33, TOWNSHIP 43, RANGE 26E
LEE COUNTY, FLORIDA

03

Suncoast
Estates

Palmona Paik

North Fort
Myers

Fort Myers

©
®

Page Part
Whiskey
Creek @

Villas

Cypress Lake

867)

•®

Tice

©

IBM)

@

^®

^

OIga
Fort Myers

Shores

SITE »-^
Buckingham

®

Gaiewsy

Bob
Pn

®
®

SITE VICINIT/ MAP

Q
a

:s
0

i
d:

2:
0
0

E
8
ULI

D

I

s
a

0
e
u

SHEET INDEX

DESCRIPTION SHEET
GENERAL

I .- I I COVER SHEET COVER

PLANNING

/

^

^

MASTER CONCEPT PLAN

OPEN SPACE PLAN

NOTES AND TOPICAL SECTIONS

LOTTrTICALS

C-101

C-102

C.501

C-5DS

EXHIBIT B-1

Olga

ii°)

(>ain<Be;
,,0^""

R E ;•' I i'l G T 0 N
-JAKS

SITE LOCATION MAP

LEE COUNTY
HOMES

ASSOCIATES I,
LLLP

BUCKINGHAM ROAD
LEE COUNFT. FLORIDA

LEE COUNTY HOMES
ASSOCIATES 1, LLLP

CONSULTANT:

IMORRIS

Fort Myers
SB14 Cleveland.

Fort M/ere. Ron d a

To[[[ree:866-S37-T;

Destin
SSSTHfgtmaySB

Santa Rosa Beach, RoridaSSlBB

PREPARED BY:

PROJECT MANAGER:

DRAWING BY:

JURISDICTION:

COVER SHEET

SHEET NUMBER:
COVER

JOB/FILE NUMBER: 19079-01



VERANDAH
MPD

Z-05-08

RESIDENT EBRESS ONLY.
(EMERGENCY INGRESS /

EGRESS ONLY)

RIVER HALL
RPD

Z-15-003

OAK
VIEW
RPD

Z-17-005

^ ENHAMCEDTfPE'C BUFFER

INDIGEMOUS PRESERVATIOh

[J] 25' TYPE 'D' tANDSCAPE BUFFER* - SEE DETAIL S ON SHEET C-50

[T| 30' LANDSCAPE BUFFER-* -5EE DETAIL G ON SHEET C-501

[J[\ 15'TffE'B' BUFFER* -SEEDETAIL7 ON SHEETC-501

[7| 20'ENHANCEDTCPE'C'BUFFER'-SEE DETAILS ON SHEET C-50]

[j] PRESERVETO PROVIDE BUFFER

_-"_-_—^1

Thirty feet (30') principal setbackfrom indige
:obeorovided.

—A-J
s:^<_7C^l:J§i "^

._":_-_-_—J1
"—"VILTBG'ERbACT __ ____-_.

_.J L-.__-J i

ir'^n"^"
i! R-^ \\ I ^^

BUCKINGHAM
CHASE

RPD

LEHIGH ACRES
RESIDENTIAL

RS-1
IAKE

WETLAND PRESERVE

UPLAND PRESERVE

l^^l AMENITC (RA)

^0-y^ SURROUNDING PLANNED DEVELOPMENT

R-l TRACTS LOTS THAT ARE A MINIMUM B,500 5Q FT

R-2 TRACTS LOTS THAT ARE A MINIMUM 4,500 SQ FT

R-3 TRACTS LOTS THAT AREA MINIMUM 13,600 SQ FT

LEE COUNTY
HOMES

ASSOCIATES I,
LLLP

BUCKINGHAM ROAD
LEE COUNTC, FLORIDA

LEE COUNTY HOMES
ASSOCIATES 1, LLLP

CONSULTANT:

MORRIS

'DEPEW
ENGINEERS • PLANNERS • SURVEYORS

LANDSCAPE ARCHn-ECTS
FL CA NO. 6532, FL CEHT NO. LBBS91 fLC2BOM330

FDrt Mysre, Florida 33901
(23°) 337-3°SO

Fax: [2331 33M9M
Toll free: B6fr337-7311

Tdlahaaaee Deglln
113 Soulh Monroe Street 5597 Hlghnay 96

1st Floor Unit 301
Tdbhassee, Florida 32301 Santa flosn Beach. FloridaSS-iSg

Toll (ree: B8M37-.7341 To]] free: B6B-337..T341

PROJECT MANAGER:

JURISDICTION:

MASTER CONCEPT
PLAN

SHEET NUMBER:

JOB/FILE NUMBER:

C-101

D 125 250

19079-01



VERANDAH
MPD

Z-05-08

OAK
VIEW
RPD

Z-17-005

RIVER HALL
RPD

Z-15-003

^\>\>0-| SURROUNDING PLANNED DEVELOPMENT

R-1TRACTS LOTS THAT ARE A MINIMUM 6.SOD SQ FT

R-Z TRACTS LOTS TWTARE A MINIMUM 4,500 SQ FT

RETRACTS LOTS THAT AREA MINIMUM 13,600 SQ FT

R-l Development Area***

R-2De«ela|imenlAr6a

R-3 Development Area-"

RA Development Area

School Site

PROVIDED INDIGENOUS OPEIS
SPACE

SCHOOL AND LEE COUNTi'
SCHOOL BUS STORAGE

• 150% CREDIT APPUED (SECTION 10-415(^(3])
....'" "TWENTf-FIVEPERCENT (25%) OF REQUIRED OPEN SPACE MAYBE COMPRISED OF LAKEAREA

' R-l DEVEU3PMENTAREA, LOT MINIMUM AREA6,50D SQUARE FEET. NO MINIMUM OPEN SPACE IS REQUIRED FOR
LARGE PROJECTS CONTAINING LOTS HAVINGAM1NIMUMU3TS12E OF G^ODSqUAHE FEET. (SECTION 10-415(3)} \

^- **** R-3 bEVELOPMENT AREA. LOTM1NIMUMAREA13,600 SQUARE FEET. NO MINIMUM OPENSPACE IS REQUIRED FOR
LARGEPROJECTS CONTAINING LOTS HAV1NGA MINIMUM LOTSIZE OF 6^00 SQUAREFEET. (SECTION 10-<115(a)) ^<

"vwwwwww

(—1

?WR1

IIVKRYROATT^
=^

PRIMARY ROAD

n-(.u

Bl
lyNjsa

BUCKINGHAM
CHASE

RPD
Z-05-91

•UPLAND
;^ PRESERVE
I? •:.':. ^SH?^::UPLANC

PRESERVE #2

WETIANC
PRESERVE #2

LEHIGH ACRES
RESIDENTIAL

RS-1

UPLAND
PRESERVEDUPLAND^

PRESERVED AG-2

SINGLE FAMILY
AG-2

VACANT
AG-2

SINGLE FAMILY

LEE COUNTY
HOMES

ASSOCIATES!,
LLLP

BUCKINGHAM ROAD
LEE COUNTY, FLORIDA

LEE COUNTY HOMES
ASSOCIATES 1, LLLP

CONSULTANT;

IMORRIS

DEPEW
ENGINEERS • PLANNERS • SURVEYORS

LANDSCAPE ARCHrTECTS
FL CA NO, BS3Z / R. CERT NO. LBB891 / U

FDrt Myers
2B14Cteveland Avenue

Part Mrers, Florida 33901

Destin
5=97 Hi|

.RosnBench. Floi

PROJECT MANAGER:

JURISDICTION:

OPEN SPACE PLAN

SHEET NUMBER:
C-102

JOB/FILE NUMBER: 19079-01



1 GAL NATIVE GRASSES
@ 3'O.C. PLANTED ON
BACKOFBERM.

2. 5'-6' NftTtVE CANDFl'
TREES, 5TREES PER 100
LINEAR FEET PLANTED
ON BERM.

3. STRUCTURAL SETBACK
TO BE PART OF WETLAND

25'STRUCTURE SETBACK (PER LDC) 1

ESMT.(SRW/ID)|

^— SOD ABOVE DSWT TO TOP OF BANK

DEPTH TO BREAKUNE PER LDC 1M29(d)(-])

® TYPICAL LAKE SECTION

/'

RESIDENT EGRESS
ONLY /

(EMERGENCY
/ INGRESS/EGRESS /

ONLY) /

/ / /
/

^ RESIDENT EGRESS ONLY (EMERGENCY INGRESS/EGRESS ONLY)

50-RIGHT OF WAY MtN.

LANDSCAPE

nn-N l-,5'of>-l Lt2IG'l-.__10-0'- ^12-D'I< "lo-D' ,2.0', 10.0' ,-pn. _VARIES
S/W^] Jr|CG|" —LANE"JCGF MEDIAN ' jcGi" —LANE &1c'Gr3= —OPEN SPACE
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Case: DCI2020-00010

Exhibit D

EXHIBITS PRESENTED AT HEARING

STAFF EXHIBITS

1. DCD Staff Report with attachments: Prepared by Chahram Badamtchian,
Senior Planner, date stamped received January 28, 2021 (multiple pages -
8.5"x11" & 11"x14") [black & white, color]

APPLICANT EXHIBITS

a. 48-Hour Notice: Email from Steve Hartsell, Esq., to Hearing Examiner, Chahram
Badamtchian, Elizabeth Workman, Marcus Evans, Brandon Dunn, & John
Fredyma, Esq., with copies to Tina Ekblad, Heather Urwiller, Kevin Ratterree, John
Asher, Ted Treesh, & Bill Morris, dated Monday, February 8, 2021 4:41 PM
(multiple pages-8.5"x11")

1. Powerpoint Presentation: Prepared for Lee County Homes Planned Development
Amendment, DCI2020-00010, dated February 11, 2021 (multiple pages -
8.5"x11")[color]

2. Revised Master Concept Plan: Prepared by Morris Depew, for Lee County Homes
Associates 1, LLP, dated 02/04/2021 (5 pages- 11"x17")

3. Projected 2028 Level of Service Analysis, Table 2A: Prepared for Buckingham 345
(1 page-8.5-11")

4. Traffic Impact Statement: Prepared by TR Transportation Consultants, Inc., for
Buckingham 345, dated April 9, 2020 (multiple pages - 8.5"x11")

5. Affidavit: The News-Press Notice of Public Hearing for zoning case DC12020-
00010, Lee County Homes (Buckingham 345) RPD (3 pages-8.5"x11")

Exhibit D, Exhibits Presented at Hearing



Case: DCI2020-00010

Exhibit E

HEARING PARTICIPANTS

County Staff:

1. Chahram Badamtchian

Applicant Representatives:

1. TinaEkblad

2. Lauren Edinger

3. Steve Hartsell, Esq.

4. Ted Treesh

5. Heather Urwiller

Public Participants:

None

Exhibit E, Hearing Participants



Case: DCI2020-00010

Exhibit F

INFORMATION

UNAUTHORIZED COMMUNICATIONS:

The LDC prohibits communications with the Hearing Examiner or her staff on the
substance of pending zoning actions. There are limited exceptions for written
communications requested by the Hearing Examiner, or where the Hearing Examiner
seeks advice from a disinterested expert.

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS:

A. The Hearing Examiner will provide a copy of this recommendation to the Board
of County Commissioners.

B. The Board will hold a final hearing to consider the Recommendation and record
made before the Hearing Examiner. The Department of Community Development will
notify hearing participants of the final hearing date. Only Parties and participants may
address the Board at the final hearing. Presentation by participants are limited to the
substance of testimony presented to the Hearing Examiner, testimony concerning the
correctness of Findings of Fact or Conclusions of Law contained in the Recommendation,
or allegations of relevant new evidence not known or that could not have been reasonably
discovered by the speaker at the time of the Hearing Examiner hearing.

COPIES OF TESTIMONY AND TRANSCRIPTS:

A. Every hearing is recorded. Recordings are public records that become part of
the case file maintained by the Department of Community Development. The case file
and recordings are available for public examination Monday through Friday between 8:00
a.m. and 4:30 p.m.

B. A verbatim transcript may also be available for purchase from the court reporting
service.

Exhibit F, Information
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DCI2020-00010, Lee County Homes RPD 
Conditions and Deviations 

A. Conditions

1. MASTER CONCEPT PLAN/DEVELOPMENT PARAMETERS

The development of this project must be consistent with the five-page Master

Concept Plan entitled “Lee County Homes Associates I, LLLP Residential

Planned Development” dated November 17, 2020, except as modified by the

conditions below. This development must comply with all requirements of the

Lee County Land Development Code (LDC) at time of local Development

Order approval, except as may be granted by deviation as part of this planned

development.  If changes to the Master Concept Plan are subsequently pursued,

appropriate approvals will be necessary.

The Resolution approving this amendment will rescind and replace Z-05-074 and

ADD2007-00018.

This amendment will allow a maximum of 1,015 dwelling units for the entire

development.

2. USES AND SITE DEVELOPMENT REGULATIONS

a. Schedule of Uses

RESIDENTIAL R-1

Accessory Uses and Structures

Dwelling Units

Single-family

Entrance gate, gatehouse

Essential Services

Essential Service Facilities: Group I

Excavation, Water Retention

Fences, walls

Home Occupation

Model Home and Model Unit

Model Display Center

Parking Lot, Accessory

Real Estate Sales Office

Signs

Temporary Uses, limited to construction trailers at the time of development

RESIDENTIAL R-2

Accessory Uses and Structures

Dwelling Units
Single-family 
Zero Lot Line 
Two Family Attached 
Townhomes  

ATTACHMENT C
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Entrance gate, gatehouse 
Essential Services    
Essential Service Facilities: Group I 
Excavation, Water Retention 
Fences, walls 
Home Occupation, No outside help 
Model Home and Model Unit 
Model Display Center 
Model Display Group 
Parking Lot, Accessory 
Real Estate Sales Office 
Signs   
Temporary Uses, limited to construction trailers at the time of development 
 
RESIDENTIAL R-3 
 
Accessory Uses and Structures  
Dwelling Units 
 Single-family     
Entrance gate, gatehouse 
Essential Services    
Essential Service Facilities: Group I 
Excavation, Water Retention 
Fences, walls 
Home Occupation, No outside help 
Model Home and Model Unit 
Model Display Center 
Parking Lot, Accessory 
Real Estate Sales Office 
Signs   
Temporary Uses, limited to construction trailers at the time of development 

 
RESIDENTIAL AMENITY (RA) 
 
Accessory Uses and Structures 
Administrative Offices 
Banks and Financial Establishments, Group I (Including ATMs) 
Communication Facility, Wireless (Antenna only, Towers prohibited) 
Consumption on Premises 
Club, Private 
Essential Services 
Essential Services Facilities, Group I 
Excavation, Water Retention 
Fences and Walls 
Food & Beverage Service, Limited 
Parking Lot, Accessory 
Personal Services, Group I 
Recreational Facilities, Private 
Real Estate Sales Office 
Restaurant, Groups I, II, and III 
Signs 
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Specialty Retail Shops, Groups I and II 
Storage, Indoor 
Temporary uses 
 

b. Site Development Regulations 
 
  Attached to the staff report as Exhibit “E” 
 
3. VEHICULAR/PEDESTRIAN IMPACTS 
 Zoning approval does not address mitigation of vehicular or pedestrian traffic impacts.  

Additional conditions consistent with the Lee County LDC may be required to obtain a 
local development order.  

 
4. PLAN CONSISTENCY 
 Zoning approval does not guarantee local development order approval.  Future 

development order approvals must satisfy the requirements of the Lee Plan Planning 
Communities Map and Acreage Allocation Table, Map 16 and Table 1(b), be reviewed 
for, and found consistent with all other Lee Plan Provisions.  

 
5. CONCURRENCY 

Approval of this rezoning does not constitute a finding that the proposed project meets 
the concurrency requirements set forth in LDC Chapter 2 and the Lee Plan. The 
developer is required to demonstrate compliance with all concurrency requirements prior 
to issuance of a local development order.  

  
6. DEVELOPMENT PERMITS 

County development permits do not establish a right to obtain permits from state or 
federal agencies. Further, it does not establish liability on the part of the County if the 
Developer: (a) does not obtain requisite approvals or fulfill obligations imposed by state or 
federal agencies or (b) undertakes actions that result in a violation of state or federal law. 

 
7.  HURRICANE PREPAREDNESS 
 The following recommendations are presented to mitigate future hurricane damage and 

loss of life, as well as to ensure compliance with Lee Plan objectives. 
 

a. The developer must establish a homeowners' or residents' association. The 
organization must provide an educational program on an annual basis, in conjunction 
with the staff of Emergency Management that will provide literature, brochures and 
speakers for Hurricane Awareness/Preparedness Seminars, describing the risks of 
natural hazards. The intent of this condition is to provide a mechanism to educate 
residents concerning the actions necessary to mitigate the dangers inherent in these 
hazards. 
 

b. The developer must formulate an emergency hurricane notification and evacuation 
plan for the development that will be subject to review and approval by the Lee 
County Office of Emergency Management. 

 
c. Hurricane preparedness and impact mitigation, if required, must comply with the 

provisions of LDC Section 2-481 et seq. 
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8.  MODEL HOMES, MODEL UNITS, MODEL DISPLAY CENTERS 
 Model units, model homes, model display centers, and real estate sales are permitted in 

compliance with the following conditions: 
 

a.  Each model must be a unique example. Multiple examples of the same unit are not 
permitted. 

 
b. All Model Home Sites, Model Display Centers or Model Groups must be designated 

on the development order plans. Parking areas for these uses will be buffered with a 
single-row hedge and tree canopy for parking areas. 

 
c.  Prior to model home construction, the lots upon which model homes will be 

constructed must be shown on a preliminary plat. The preliminary plat must be filed 
concurrently with the local development order application. The model homes must 
comply with the setbacks set forth in the property development regulations for this 
project. 

 
d. The number of model homes or model units will be limited to no more than 15 within 

the development at one time. 
 
e. Real estate sales are limited to the sale of lots or units within the development only. 
 
f. Real estate sales are limited to temporary real estate trailers, model units, model 

display centers, and the Recreational Amenity area (Tract RA). 
 
g. Hours of operation for both models and real estate sales are limited to Monday through 

Sunday 8 a.m. to 8 p.m. 
 
h. Model homes and real estate sales will be valid for a period of up to 5 years from the 

date of issuance of a certificate of occupancy of a model home.  
 
9.   BUFFERS 
  

A. SOUTHERN PROPERTY LINE 
The development order plans must depict a 30-foot-wide buffer along the southern 
property line (excluding indigenous preserve area) with the development order 
establishing lots adjacent to this property boundary. The 30-foot-wide buffer must 
contain the following: 
 
1. Berm with a wall or fence that is a minimum of eight feet in height, except where it 

would encroach into the upland preserve as identified on the MCP; and  
2. Vegetation installed between the southern property line and the  eight foot 

berm/wall combination must contain ten oak trees (Quercus virginiana) per 100 
linear feet and a double hedge row; and 
 

3. All trees must be 10 feet, two inches caliper, and four-foot spread; and 
 

4. All shrubs must be a minimum of 36 inches in height at time of planting and create 
a visual screen; and 
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5. Existing indigenous native vegetation may be counted toward the vegetation
requirements of this condition.

B. BUFFER ON LANDS ABUTTING BUCKINGHAM ROAD
The Development Order must depict an enhanced 25-foot Type - D buffer along
Buckingham Road that includes 10 trees per 100 linear feet (which must include live
oaks, no palms) located between the eight foot minimum in height berm/wall or fence
and the Buckingham Road right-of-way.

C. BUFFER ADJACENT TO PORTICO AND INTERNAL RIGHT OF WAY
The Development Order must depict an enhanced 20-foot-wide Type C buffer where
internal roads are located less than 125 feet from an adjacent single-family
subdivision.  A berm with a wall or fence at a minimum height of eight feet may be
constructed closer than 25 feet from the abutting property if the following plant
material is proposed:

1. Between the wall/berm and the property line - Ten South Florida Slash Pine (Pinus
elliottii var. densa) and 18 shrubs per 100 linear feet; and

2. Between the wall/berm and the internal right-of-way - Five shade trees per 100
linear feet; and

3. Between the wall/berm and the internal right-of-way - Clusters of three South
Florida Slash Pine (Pinus elliottii var. densa) between the shade trees; and

4. Between the wall/berm and the internal right-of-way – 18 shrubs per 100 linear
feet.

D. All required buffers must utilize 100% native vegetation.

10. PROTECTED SPECIES
The development order must provide a species management plan that includes a section
explaining how the cardinal airplant (Tillandsia fasciculate) and the wild pine airplant
(Tillandsia utriculata) will be protected during development and exotic removal.

11. AGRICULTURAL USES
Existing bona fide agricultural uses on this site in the form of cattle pasture and the
raising of hay are allowed only in strict compliance with the following:

(a) Bona fide agricultural uses of cattle grazing and the raising of hay in existence at the
time the application for rezoning was filed, and as shown on Exhibit K attached hereto,
may continue until approval of a local development order for the area of the project
containing those uses.

(b) Additional clearing of trees or other vegetation in agricultural areas is prohibited.
Existing areas of bona fide agricultural use may be maintained, i.e., mowed, but not
cleared or expanded. This prohibition is not intended to preclude County approved
requests for the removal of invasive exotic vegetation.

(c) Prior to issuance of a local development order, the property owner must provide written
proof, subject to approval by the County Attorney's Office, of the following:



Page 6 of 9 

(1) Termination of all agricultural use on any portion of the property included in the
development order application/approval. Proof must include a sworn affidavit
from the person or entity holding title to the subject property that specifically
provides:

a) the date the agricultural uses ceased;

b) the legal description of the property subject to the development order
approval;

c) An affirmative statement that the owner acknowledges and agrees that all
agricultural uses are illegal and prohibited on the property and that the owner
covenants with the county that they will not allow any such uses on the
property unless and until the property is rezoned to permit such uses; and,

d) that the affidavit constitutes a covenant between the owner and the county that
is binding on the owner and their assignees and successors in interest. The
covenant must be properly recorded in the public records of the county at the
owner's expense.

(2) Termination of the agricultural tax exemption for any portion of the property
included in the development order application/approval. Proof as to termination
must include of a copy of the request to terminate the tax exemption provided to
the Property Appraiser.

12. Right-of-way dedication
The developer has offered to voluntarily reserve a 20-foot-wide strip along Buckingham
Road for county right-of-way purposes. Dedication of this 20-foot strip may be
accomplished by recording an instrument (i.e. deed or plat) that grants or dedicates to the
County an exclusive easement for right-of-way purposes. The developer will be eligible
for 100% road impact fee credits for land dedicated for Buckingham Road. If the
easement is dedicated via a plat, the dedication must be clear and unambiguous. Use of
the label "Future Right-of-way" will not be acceptable. The dedicated area may not be
used for required development buffering or any other non-county right-of-way
improvements. This dedication must be complete prior to the issuance of the first building
permit allowing vertical construction within the project.

13. ACCESS TO BUCKINGHAM ROAD
a. The approved MCP and local development order must depict a minimum 70-foot-wide

divided entrance on Buckingham Road that includes a 14-foot wide median with two
11-foot wide lanes on both sides of the median for ingress and egress.

b. The local development orders must include a second access point on Buckingham
Road.

c. Prior to issuance of a development order, the developer must provide written
documentation from the Fort Myers Shores Fire District indicating that these access
points are acceptable and provide adequate access for emergency vehicles.
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14. COMMERCIAL USES AND CONSUMPTION ON PREMISES
a) Commercial uses are limited to a maximum of 7,500 square feet of floor area for the

entire development.

b) Commercial uses are for the strict use of the residents and guests and are not open to

the general public.

c) Hours of operation for consumption on premises is limited to 7:00 a.m. to midnight,

daily.

15. PUBLIC SCHOOL USE
a. If the school site is conveyed to the Lee County School District, the zoning approval

may be amended administratively to remove the 13-acre parcel from the MCP. The
deletion of the school site from the MCP will not affect applicant's right to develop 1,015
single-family dwelling units on the remaining portion of the land covered by the
approved MCP.

b. If not conveyed, the "Future School Site" may be developed with single-family and
accessory uses consistent with the Property Development Regulations for R-1 and R-2,
and the enhanced buffer along Buckingham Road, with an Administrative Amendment.

c. If the "Future School Site" is utilized for residential development, no more than 1,015
dwelling units may be permitted for the entire development.

16. Natural Resources Conditions
Prior to local development order approval the developer must provide:

a) A map depicting locations of all free-flowing wells on the property. Any well that is not

part of an irrigation system or designated groundwater monitoring network must be

permanently plugged and abandoned in accordance with Lee County Code of

Ordinances 32-99.

b) A Water Quality Monitoring Plan for review and approval by the Lee County Division of

Natural Resources. At a minimum, the Water Quality Monitoring Plan must establish:

1. The overall Goals and Objectives of the Water Quality Monitoring Plan;

2. An outfall monitoring schedule during “wet” season of June through October, for

Field Temperature, Total Kjedahl Nitrogen, Total Nitrogen, Chlorophyll A, Nitrite,

Nitrate, Phosphorus, Turbidity and Stage.

3. A baseline monitoring event to be part of the monitoring plan that must be

completed prior to commencement of construction.

4. Water quality monitoring data must be provided to the Division of Natural

Resources annually for a minimum of 5 years and must include a report with a

comparison of State water quality standards, plots of parameters, and
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recommendations. After five years of meeting or exceeding state water quality 

monitoring standards, the developer may amend water quality monitoring and 

reporting after written request, review, and approval by the Division of Natural 

Resources. Results must be reported as an Electric Data Deliverable (EDD), in a 

format approved by the Division of Natural Resources. 

5. A contingency plan in the event an exceedance of State Water Quality Standards

is discovered. This plan must include notification to impacted residents and

applicable authorities.

C. DEVIATIONS:

1. Deviation (1) seeks relief from LDC Section 10-416(d)(6) which requires where a road is
located less than 125 feet from an adjacent single-family residential subdivision, the developer
must provide a combination berm, and solid wall not less than eight feet in height not less than
25 feet from the abutting property and install landscaping between the wall and abutting
property with a Type "C" buffer (a minimum of five (5) trees and 18 shrubs per 100 linear feet)
so as to allow landscaping and a three-foot high berm/five-foot high wall combination to be
located closer to the abutting property.

This is a previously approved deviation. Staff recommends approval of this deviation subject
to Environmental condition 9-c.

2. Deviation (2) seeks relief from LDC Section 10-415(b)(1)(a) which requires developments, with
existing indigenous native vegetation communities to provide 50 percent of their open space
percentage requirement through the onsite preservation of existing native vegetation
communities to allow 17.3 acres existing native vegetation communities to be maintained
onsite.

The site has been previously cleared and is currently utilized for cattle grazing. Staff
recommends approval of this deviation subject to the following condition:

The development order must depict 105.06 acres of open space that includes 
83.35 acres of general open space and 21.71 acres of indigenous open space 
that includes 150% upland credits for upland indigenous area #1.  

3. Deviation (3) seeks relief from LDC Section 10-296(e)(2)(h)(5) Table 15 Suburban Local
Streets which requires residential land use to have 10-foot travel lane with, 5-foot planting
strip and 5 foot pedestrian facility width on both sides of the roadway to allow a roadway cross
section with 10- to 12-foot travel lane, no planting strip and a 5-foot pedestrian facility on only
one side of the primary road and village road.

Staff recommends approval of this deviation. This will be a gated community with low
vehicular traffic and lower speed limits. Allowing sidewalk on one side of each road will allow
for more green space throughout the development.

4. Deviation (4) ) seeks relief from LDC Section 10-296(e)(2)(h)(5) Table 15 Suburban Local
Streets which requires residential land use to have 10-foot travel lane with, 5-foot planting
strip and 5 foot pedestrian facility width on both sides of the roadway to allow a roadway cross
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section with 10- to 12-foot travel lane, a 5-foot planting strip and a 5-foot pedestrian facility on 
only one side of the primary road at the community entry. 

Staff recommends approval of this deviation subject to Condition 13. This design was 
previously approved by Resolution Z-05-074. This deviation allows flexibility in the design of 
the entrance street with larger landscaping within the median of the road.  

5. Deviation (5) seeks relief from LDC Section 10-291(3) which requires residential development
of more than five acres to provide more than one means of ingress or egress for the
development and prohibits access points designated for emergency use from being used to
meet this requirement, to memorialize a single point of access previously approved via
Resolution Z-05-074 and an additional access point to Buckingham Road.

Staff recommends denial of this deviation. When this project was amended in 2005, the Code
allowed one main and one emergency access points to the site. In 2007 the Code was
amended to require two access points for residential projects over 5 acres in area. This
amendment will add 325 additional dwelling units to the site, which contains over 2,000 feet of
road frontage with no impediment to provide a second access point.

6. Deviation (6) seeks relief from LDC Section 10-296(k)(1) which requires that all dead end
streets be closed at one end by a circular turnaround to allow the road to terminate at a
residential driveway.

Staff recommends approval of this deviation subject to the condition below. This is a very low
traffic development and the dead end portion of the roads will allow only a maximum of 2 lots
and therefore, will not be detrimental to public health and safety.

Dead end portion of the roads shall serve a maximum of two residential lots. 

7. Deviation (7) seeks relief from LDC Section 10-418(1) which requires “Shorelines to be
sinuous in configuration to provide increased length and diversity of the littoral zone” to allow
some of the stormwater management ponds to be more rectangular in shape rather than
sinuous which “is defined as serpentine, bending in and out, wavy or winding”.

Staff recommends approval of this deviation subject to the following condition:

The development order must provide a detailed plan of the planted littoral shelf 
for all non-sinuous lakes that depicts the littoral plants installed in a serpentine or 
undulating design to simulate a sinuous shoreline. 
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LEE COUNTY, FLORIDA 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 
STAFF REPORT 

 
 
TYPE OF CASE:   PLANNED DEVELOPMENT/DCI 
CASE NUMBER:   DCI2020-00010 
HEARING EXAMINER DATE: February 11, 2021 
SUFFICIENCY DATE:  December 16, 2020 
 
Applicant: Morris-Depew Associates, Inc. in reference to Lee County Homes (Buckingham 

345) RPD. 
  
Request: Request to amend Resolution #Z-05-074, an existing 344± acres Buckingham 345 

Residential Planned Development (RPD) to amend the Master Concept Plan, 
Schedule of Uses, Site Development Regulations, Buffers, and other conditions 
and deviations, and to allow for up to 1,015 residential dwelling units (Companion 
to CPA 2020-00002). 

 
Location: The subject property is located on Buckingham Road, Fort Myers Shores Planning 

Community, Lee County, FL (District #5).  The applicant indicates the STRAP 
numbers are: 32-43-26-00-00003.0000, 32-43-26-00-00004.0000, 32-43-26-00-
00004.0010 

 
Summary 
Staff recommends APPROVAL of the applicant’s request to amend Resolution Z-05-074 with 
the conditions and deviations found in Attachment C. 
 
The conditions have been prepared to address the proposed development and consistency with 
the Lee County Comprehensive Plan (Lee Plan), compatibility with surrounding land uses, and 
addressing future infrastructure needed to support the development. 
 
The applicant’s request includes seven (7) deviations from the requirements of the Land 
Development Code. Staff has reviewed and recommends denial of one and approval of the 
remaining six deviations subject to conditions.  
 
Character of the Area 
The area is mostly developed with residential uses. There are some large Residential Planned 
Developments, including Verandah, Portico, and River Hall in the vicinity of the site, as well as a 
school and some agricultural uses in the area.  
 
To the north, northeast and east there are two large developments, Portico, a 581-acre property 
approved for 1,600 residential dwelling units, and River Hall a 1,978-acre development 
approved for 2,695 residential units. 
 
To the south, there are mostly large properties zoned agricultural with some developed with 
single family dwellings. 
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To the west, across Buckingham Road, there is a large development known as Verandah, a 
1,455-acre development approved for 1,700 residential dwelling units and 230,000 square feet 
of commercial uses. 
 
Analysis 
The subject site, which consists of 344± acres, is currently zoned Residential Planned 
Development via Resolution Z-05-074, which amended Resolution Z-00-039. The original 
approval in the year 2000 was for 640 dwelling units on 324 acres. In 2005, the applicant added 
an additional 20 acres to the site; Resolution Z-05-074 approved a maximum of 690 dwelling 
units on 344 acres. 
 
The current request is to amend the existing RPD to allow for a maximum of 1,015 dwelling 
units on the 344 acres. There is a companion application (CPA 2020-00002) to change the 
Future Land Use designation of the property from Sub-Outlying Suburban to Outlying Suburban 
to allow a maximum density of three dwelling units per acre on the subject property. This 
amendment will increase the density of the project from two dwelling units per acre to 
approximately 2.95 dwelling units per acre. 
 
This amendment will rescind and replace Resolution Z-05-074, as amended by ADD2007-
00018. 
 
Environmental 
Environmental staff has provided a recommended set of conditions which have been 
incorporated into the conditions proposed by staff (Attachment F). 
 
Transportation 
Infrastructure Planning staff has reviewed this project and has recommended approval 
(Attachment G).  
 
It is anticipated that this project, when completed by 2028, will generate 8,927 daily trips. The 
roadway level of service analysis indicates Buckingham Road from SR 80 to Orange River 
Boulevard will operate below the adopted Level of Service standard (LOS “F”) in year 2028 as a 
result of the proposed development, while Orange River Boulevard from Buckingham Road to 
SR 80 and SR 80 from Buckingham Road to SR 31 will operate at LOS “F” in Year 2028 both 
with and without the proposed development. 
 
An intersection LOS analysis shows that the Buckingham Road/SR 80 intersection will operate 
at LOS “D” without the project and LOS “F” with the project in the PM peak hour in Year 2028. 
 
Lee Plan 
The subject property is located in the Sub-Outlying Suburban and Wetlands Future Land Use 
categories and the companion application seeks to change that designation to Outlying 
Suburban. This report evaluated the request based on Outlying Suburban criteria of the Lee 
County Comprehensive Plan.  
 
Approximately 11.09 acres of the property is comprised of Wetlands; of which 7.9 acres will be 
preserved and 3.11 acres will be impacted. The Lee Plan allows full density of the Outlying 
Suburban for preserved Wetlands and 1 unit per 20 acres for impacted wetlands. The project’s 
density takes into account the impacted wetlands and relocated the density from the preserved 
Wetlands to the Outlying Suburban area. The overall density of the project is approximately 2.95 
dwelling units per acre, which is in compliance of Policy 1.1.6 of the Lee Plan. 
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Lee Plan Policy 20.1.6 requires that residential developments adjacent to the Rural Community 
Preserve Future Land Use category, when possible, to provide appropriate transitions with a 
graduated increase in density as development moves away from the Rural Community Preserve 
Future Land Use category boundary. This policy also requires appropriate buffers. In order to 
comply with this requirement, the applicant proposes to have large lots of 13,500 square feet in 
area along the southern boundary of the site graduating to 6,500-square foot lots and then to 
4,500-square foot lots as the project transitions away from the Rural Community Preserve. 
Large 13,500-square foot lots with 45-foot rear setbacks and with a 30-foot-wide enhanced 
buffer achieve the requirement of Lee Plan Policy 20.1.6.  
  
The proposed development promotes contiguous and compact growth patterns, limits urban 
sprawl and minimizes the costs of services. Adequate public services exist to serve the 
property. Sewer and water are available to the site. The property has direct frontage on 
Buckingham Road. Therefore, the request is consistent with Objectives 2.1 and 2.2 and Policies 
2.1.1 and 2.2.1 of the Lee Plan. 
 
The proposed development is located in the Caloosahatchee Shore Community Plan area. Goal 
21 of the Lee Plan requires protection of the existing character, natural resources and quality of 
life in this community plan area, while promoting new development, redevelopment and 
maintaining a more rural identity for the neighborhoods east of I-75. This project by its design 
and relatively low density achieves this goal. 
 
Policy 21.1.2 of the Lee Plan requires all buffering, landscaping, signage and architectural 
deviations to comply with the variance criteria set forth in chapter 34 of the Land Development 
Code. This application requests 7 deviations but none from the above mentioned requirements. 
 
Water and sewer services from Lee County Utilities are available to the site and the site will be 
connected to those services. Staff finds the request CONSISTENT with Standards 4.1.1 and 
4.1.2 of the Lee Plan (Attachment I). 
       
Urban Services 
Urban services are defined by the Lee Plan as the requisite services, facilities, capital 
improvements, and infrastructure necessary to support growth and development at levels of 
urban density and intensity.  
 
Public sewer and water:   Municipal potable water service is available to the site from Lee 
County Utilities, with adequate capacity to serve this development. Development must connect 
to public water and sewer services when development activity triggers the connection 
requirements of the LDC. 
 
Paved streets and roads:  The subject property fronts on Buckingham Road, providing adequate 
access to the site.    
 
Public transit:  Bus route 50, starting at the Sanibel Outlet Mall travelling on Summerlin Road to 
Winkler Road, then Cypress Lake Drive and Daniels Parkway, turning to Treeline Avenue, and 
ending at the RSW Airport, with a bus stop within close proximity of this site, is the only public 
transit route available to the subject site. 
 
Parks and recreation facilities/Community facilities:  Shores Natural Trail Park is located on Fifth 
Street and Olga Park located on South Olga Drive are within close proximity of this site.  
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Urban levels of police, fire, and emergency services:  The subject property will be provided 
urban levels of police, fire and emergency services.  Fire protection is provided by Fort Myers 
Shores Fire District, located at 12345 Palm Beach Boulevard. Ambulance services will be 
provided by Lee County Medic 11 located approximately 5.5 miles from this site. 
 
Urban surface water management:  Any future development will be required to comply with the 
LDC, including provisions for surface water management. 
 
Schools:  River Hall Elementary School located on River Hall Parkway, Oak Hammock Middle 
School, located on Tice Street, and Riverdale High School, located on Buckingham Road are 
the closest public schools to this site. 
 
Employment and commercial centers:  The subject property is in close proximity of existing 
commercial uses on Palm Beach Boulevard and Buckingham Road. These commercial centers 
provide employment and shopping opportunities in the area. 
 
Planning Community Map and Allocation Table 
POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16 and 
Table 1(b) and Policies 1.1.1 and 2.2.2) depict the proposed distribution, extent, and location of 
generalized land uses for the year 2030.   
 
The subject property is located in the Fort Myers Shores Planning Community. The Planning 
Community Year 2030 Allocations indicate that 4,500 acres are allocated to residential uses in 
the Fort Myers Shores Planning Community. From that number, 2,429 acres of residential 
acreage is still available. Staff finds the request CONSISTENT with the allocations for the Fort 
Myers Shores Planning Community.  
 
The applicant is in compliance with the Lee County Land Development Code Chapter 33-1482 
which requires that the owner or agent applying for rezoning to conduct one publicly-advertised 
information session within the Caloosahatchee Shores Planning Community. The applicant 
conducted a public informational meeting in the community on July 6, 2020 (Attachment J). 
  
The applicant is requesting seven deviations including, one already approved via Resolution Z-
05-074, Staff reviewed these deviations and recommends denial of one and approval of six 
deviations.  
 
Findings and Conclusions 
 
Based upon an analysis of the application and the standards for approval of planned 
development rezonings, as required by Land Development Code Section 34-145(d)(4)a.1, staff 
offers the following findings and conclusions:  
 
The request, as conditioned: 
 

 Complies with Lee Plan as discussed in the Lee Plan analysis section of this 

report, specifically Lee Plan Policies 1.1.5, 2.1.1, 2.2.1 and 1.7.6; Objectives 2.1 

and 2.2 Standards 4.1.1 and 4.1.2;  
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 Meets the Land Development Code and other applicable County regulations or 

qualifies for deviations;  

 

 Is compatible with existing and planned uses in the surrounding area;  

 

 Will provide access sufficient to support the proposed development intensity and 

the expected impacts on existing or planned transportation facilities will be 

mitigated through existing County regulations or conditions of approval;  

 

 Will not adversely affect environmentally critical or sensitive areas and natural 

resources; 

 

 Will be served by urban services, as defined in the Lee Plan; and 

 

 The proposed mix of uses is appropriate at the proposed location; 

 

 The recommended conditions provide sufficient safeguards to the public interest 

and are reasonably related to the impacts on the public's interest expected from 

the proposed development: and 

 

 The requested deviations (except Deviation #5), as conditioned: pursuant to 

section 34-373(a)(9):  

 

 Enhance the achievement of the objectives of the planned development; and 
 

 Preserve and promote the general intent of this Code to protect the public 
health, safety and welfare. 

 
Closing Remarks 
Lee County staff has reviewed the proposed rezoning request and recommends approval of the 
RPD amendment with conditions.  The applicant has sought seven deviations from the Lee 
County Land Development Code, six of which are recommended for approval. The uses and 
density proposed by this request are consistent with the Lee Plan and compatible with 
surrounding existing land uses. 
 
 
ATTACHMENTS: 

A. Expert Witness Information 

B. Maps: surrounding zoning, future land use and aerial photograph 

C. Recommended Conditions and Deviations 

D. Master Concept Plan 

E. Site Development Regulations 

F. Memorandum from Lee County Section of Zoning, Environmental Review 

G. Memorandum from Lee County Section of Infrastructure Planning 

H. Memorandum from Lee County Section of Natural Resources 
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I. Letter of availability for water and sewer 

J. Public Informational Meeting Summary 

K. Affidavit of Agricultural Use 

L. Resolution Z-05-074 

M. ADD2007-00018 

N. Application and narrative 

O. Legal Description 

 
 
cc: Applicant 
 County Attorney 
 Zoning File  
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