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LEE COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

PLANNING SECTION 
 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

CPA2015-06 
 

✓ Text Amendment  Map Amendment 

 

 This Document Contains the Following Reviews 

✓ Staff Review 

✓ Local Planning Agency Review and Recommendation 

✓ 
Board of County Commissioners Hearing for 
Transmittal 

 Staff Response to Review Agencies’ Comments 

 Board of County Commissioners Hearing for Adoption 

 

Application submitted on: July 8, 2015 
 

Application found sufficient on: September 23, 2015 
 

Staff Report published on:  October 16, 2015 
 

PART I  
APPLICATION SUMMARY 

 
A. PROJECT NAME:  Treeline 200 

 
B.  APPLICANT/REPRESENTATIVES:   
 John Gnagey, Treeline 200, LLC  
 Alexis V. Crespo, Waldrop Engineering, P.A. 

 
C. REQUEST: 

Amend Lee Plan Policy 1.3.2 and Table 1(a) to allow for multi-family residential 
uses within the General Interchange future land use category.  Amend Table 
1(b), Year 2030 Allocations, to accommodate residential development within the 
General Interchange future land use category.   
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PART II  
PROJECT SUMMARY 

 
A.  FUTURE LAND USE DESIGNATION AND BACKGROUND: 
 

The proposed amendment will affect the uses allowed in the General Interchange 
future land use category.  The General Interchange future land use category has 
been included in the Lee Plan since 1984 with the same language that exists today.  
However, between the years 1996 and 2000, the General Interchange future land 
use category was amended to allow residential uses.  Ordinance 94-30, which 
became effective on July 25, 1996, not only amended the General Interchange 
category to allow residential uses but also provided criteria for approving the 
residential uses at time of zoning.  The Policy, as it was amended in 1996, read as 
follows: 
 

POLICY 1.3.2:  The General Interchange areas are intended primarily for land 

uses that serve the traveling public:  service stations, hotel, motel, restaurants, 

and gift shops.  But because of their location, market attractions, and desire for 

flexibility, these interchange uses permit a broad range of land uses that include 

tourist commercial, general commercial and light industrial/commercial. 

 

Residential uses may be permitted in the General Interchange areas in a manner 

that will maximize internal trip capture through on-site shopping and job creation 

designed to achieve a compact, pedestrian-oriented mixed use project.  It will be 

consistent with the following requirements: 

 

1. The zoning must be planned development zoning. 
 
2. All of the property contained within the Interchange area must be under 

unified ownership or control and must amount to no less than 160 acres. 
 
3. There will be a minimum commercial square footage of 500,000 s.f., which 

shall include a combination of retail and office uses. 
 
4. The minimum residential density will be 8 units per acre with 100 residential 

units permitted for every 100,000 s.f. of commercial use. 
 
5. The project shall demonstrate an internal capture rate of trips of not less than 

10% of the residential trips generated for employment, shopping, and 
recreation. 

 
6. The commercial uses and square footage will provide on-site job 

opportunities equivalent to a minimum of 15% of the project's residents based 
on the following assumptions: 
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 1.5 job holders per dwelling unit; 

 2.0 jobs per 1,000 s.f. of retail; and 

 4.0 jobs per 1,000 s.f. of office. 
 
7. The residential uses will include an affordable housing component that 

demonstrates that not less than twenty-five percent (25%) of the residential 
uses would qualify as "affordable" housing pursuant to the income guidelines 
periodically updated by the U.S. Department of Housing and Urban 
Development. 

 
This language was removed from the General Interchange category by Ordinance 
99-18 which became effective on January 19, 2000.  The residential use and criteria 
were relocated to a newly created “Mixed-Use Interchange” future land use 
category.  The Mixed-Use Interchange category was deleted from the Lee Plan in 
2002 by Ordinance 02-02.  Lee County has not allowed residential uses in any of the 
Interchange categories since that time. 
 
The General Interchange future land use category is currently defined by Lee Plan 
Policy 1.3.2 and allows for uses such as service stations, hotels, restaurants, 
commercial retail, as well as tourist commercial.  The Policy is reproduced below: 
 

POLICY 1.3.2: The General Interchange areas are intended primarily for land 
uses that serve the traveling public: service stations, hotel, motel, restaurants, 
and gift shops. But because of their location, market attractions, and desire for 
flexibility, these interchange uses permit a broad range of land uses that include 
tourist commercial, general commercial and light industrial/commercial. 
(Amended by Ordinance No. 94-30, 99-18) 
 

There are currently approximately 740 acres in the General Interchange future land 
use category within unincorporated Lee County located near the I-75 intersections at 
Daniels Road, Bonita Beach Road, and Bayshore Road (as shown on the Future 
Land Use Map, see Attachment 2). 

 
B. CASE HISTORY: 
 

Although the applicant owns a specific property within the General Interchange 
future land use category, the proposed amendment will affect all lands within this 
category.  The applicant’s property is located within the Arborwood Village 
Commercial Planned Development (CPD) located at the northeast quadrant of the 
intersection of I-75 and Daniels Road.  The CPD is currently approved for up to 
302,000 square feet of commercial uses.  The applicant is proposing to amend the 
existing CPD to allow residential uses on a 10.98 acre tract.  The Lee County Land 
Development Code permits multi-family residential uses in CPD zoning districts; 
however, they are currently not permitted within the property’s General Interchange 
future land use category. 
 



 
Staff Report for    November 18, 2015 
CPA2015-06   Page 4 of 14 
    

 

The applicant originally applied for a Small Scale Future Land Use Map amendment 
for their property that requested to redesignate their property from the General 
Interchange future land use category to the Central Urban future land use category.  
Following subsequent meetings with staff to discuss the application, the applicant 
elected to revise the application to a text amendment and request residential uses 
within the General Interchange future land use category. 
 

C. APPLICANT’S REQUESTED AMENDMENTS: 
 

The applicant’s requested Lee Plan amendment contains three text amendments, 
which are summarized below: 
 

 Amend Lee Plan Policy 1.3.2 to allow for multi-family residential uses within the 
General Interchange future land use category.  

 Amend Lee Plan Table 1(a), Summary of Residential Densities, to assign a 
standard density range and a bonus density maximum to the General 
Interchange future land use category.   

 Amend Table 1(b), Year 2030 Allocations, to accommodate residential 
development in the General Interchange future land use category located within 
the Gateway/Airport Planning District.   

 
Attachment #1 identifies the staff recommended amendments, shown in 
strikethrough and underline format, as it relates to the existing Lee Plan. 
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PART III 
STAFF DISCUSSION AND ANALYSIS 

  
A. PLANNING STAFF DISCUSSION AND ANALYSIS: 

 
The proposed amendment to the Lee Plan will allow multi-family residential uses 
within the General Interchange future land use category.  To achieve this, the 
applicant is proposing the following text amendments to Policy 1.3.2 that describes 
the General Interchange future land use category: 
 

POLICY 1.3.2: The General Interchange areas are intended primarily for land 
uses that serve the traveling public: service stations, hotel, motel, restaurants, 
and gift shops. But because of their location, market attractions, and desire for 
flexibility, these interchange uses permit a broad range of land uses that include 
tourist commercial, general commercial, and light industrial/commercial, and 
multi-family dwelling units. The standard density range is from eight dwelling 
units per acre (8 du/acre) to fourteen dwelling units per acre (14 du/acre). 
Maximum density is twenty-two dwelling units per acre (22 du/acre). 
 

In the event that the Board of County Commissioners decides to adopt the proposed 
amendment to Policy 1.3.2, staff recommends that the following amendment should 
be made in order to remove a cross reference to a future land use category that no 
longer exists.  
 

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Designate 
on the Future Land Use Map specialized categories for land adjacent to the 
interchanges of Interstate 75. It is important to make maximum beneficial use of 
these critical access points and at the same time avoid irreconcilable conflicts 
between competing demands, such as through traffic vs. local traffic, 
conservation vs. development, commercial development vs. industrial 
development, and tourist commercial facilities vs. general shopping facilities. 
Development in these areas must minimize adverse traffic impacts and provide 
appropriate buffers, visual amenities, and safety measures. Each interchange 
area is designated for a specific primary role: General, General Commercial, 
Industrial Commercial, Industrial, and University Village, and Mixed Use. 
Residential uses are only permitted in these categories in accordance with 
Chapter XIII or as provided in Policy 1.3.2. These areas are also considered 
Future Urban Areas. 
 

The Mixed-Use Interchange future land use category was deleted in 2002; however, 
Objective 1.3 was never updated to reflect the change.  This amendment is 
proposed for housekeeping purposes.   
 
Recently there was an amendment to the Lee Plan (CPA2013-00008, Estero 
Apartments), which redesignated approximately 8.57 acres from the General 
Interchange to the Intensive Development future land use category in order to allow 
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multi-family dwelling units.  The Intensive Development future land use category has 
a standard density range of 8 to 14 dwelling units per acre and a maximum bonus 
density of up to 22 dwelling units per acre.  While this property is now within the 
incorporated Village of Estero, it is worth noting that the amendment was supported 
by Lee County staff and unanimously approved by the Lee County Board of County 
Commissioners on June 18, 2014 by Lee County Ordinance 14-14. 
 
Also within the Village of Estero, is another application requesting to re-designate 
approximately 27 acres from the General Interchange and 12 acres from the Urban 
Community future land use category to the Intensive Development future land use 
category in order to allow multi-family residential uses.  This application is supported 
by staff, but will be considered and decided by the Estero Village Council.  
 
Based on the previously approved and requested amendments of the same nature, 
discussions with staff, and the fact that residential uses have previously been 
allowed in the General Interchange future land use category, a text amendment to 
allow multi-family residential uses is appropriate. 
 
Planning staff agrees with the density proposed by the applicant which is a minimum 
density of 8 dwelling units per acre and a maximum, achieved with bonus density, of 
22 dwelling units per acre.  As previously stated, the General Interchange future land 
use category, between 1996 and 2000, allowed for residential development and had 
a minimum density requirement of 8 dwelling units per acre.  There was not an 
upper limitation for density.  The current proposed density range is consistent with 
that of the Intensive Development future land use category and is an appropriate 
range for the locations of the General Interchange designations and the allowed 
intensity of uses within the category. 
 
In addition to the text amendment to Policy 1.3.2, the applicant is proposing 
amendments to Lee Plan Tables 1(a) and 1(b) that will allow for residential 
development and densities consistent with the proposed amendment to Policy 1.3.2.  
The proposed amendment to Table 1(a) is internally consistent with the Lee Plan, 
and the required minimum density (as specified in the amendment to Table 1(a), 
Note 2) will help assure efficient use of the General Interchange future land use 
category. 
 
The applicant is also proposing an amendment to Table 1(b) so that sufficient 
acreage will be available to allow the build-out of the applicant’s approximate 11 
acre site should the proposed changes to the Policy 1.3.2 be adopted.  The 
applicant’s proposed changes to Table 1(b) are shown below: 

 
 (Portion of) Table 1(b) 
 Gateway/Airport Planning Community 
 

Future Land Use Category Existing Proposed 

 General Interchange 0 11 
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The applicant’s amendment simply allocates 11 acres into the General Interchange 
for residential development which creates internal inconsistency within the Lee Plan. 
The population accommodation of the Lee Plan would be inconsistent with the 
Bureau of Economic and Business Research (BEBR) estimates of Lee County’s 
population within the current 2030 planning horizon of the Lee Plan.  Florida Statute 
§163.3177(1)(f)(3) requires that local comprehensive plans remain consistent with of 
Office of Economic and Demographic Research projections which uses the BEBR 
projections.  Therefore, staff recommends that the amendments to Table 1(b) be 
modified in order to maintain consistency with BEBR projections.  
 
In addition, the amendment to Table 1(b), as proposed by the applicant, only allows 
for residential development on the 11 acres within the Gateway/Airport Planning 
Community.  Since the General Interchange future land use category is also located 
within the Bayshore, Daniels Parkway, North Fort Myers and Southeast Lee County 
Planning Communities, staff finds it appropriate to amend Table 1(b) to 
accommodate additional residential acreage within these Planning Communities.  
Staff proposes that the allocation acreages in Table 1(b) be amended as shown in 
Attachment 1, which is based on an assumption that 5 to 30 percent of the General 
Interchange future land use category will be developed with multi-family uses.  As 
modified by staff, there is consistency between the text and table amendments and 
internal consistency of the Lee Plan. 

 
Consistency with the Lee Plan: 
Planning staff has reviewed the proposed amendments and finds that, as modified, 
they are consistent with the intent of the Lee Plan when considered in its entirety.  
Discussion regarding consistency with specific Goals, Objectives and Policies of the 
Lee Plan is provided below:    
 
Goal 2 of the Lee Plan is to “provide for an economically feasible plan which 
coordinates the location and timing of new development with the provision of 
infrastructure by government agencies, private utilities, and other sources.”   
 
Objective 2.12 and Policy 2.12.1 encourage the county to provide opportunities to 
create “Diversified Cluster Development,” specifically within certain Future Urban 
Areas. Objective 2.12 and Policy 2.12.1 are provided below:   

   
OBJECTIVE 2.12: DIVERSIFIED CLUSTER DEVELOPMENT - The County in 
several future land use categories allows the potential for a mixture of different 
land uses including: residential, commercial/office, research and development, 
and light industrial. (Added by Ordinance No. 09-06) 
 
POLICY 2.12.1: The County encourages and promotes clustered, mixed use 
development within certain Future Urban Area land use categories to spur cluster 
development and smart growth within those areas of Lee County where sufficient 
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infrastructure exists to support development, as well as continue to improve the 
economic well-being of the County; provide for diversified land development; and 
provide for cohesive, viable, well-integrated, and pedestrian and transit oriented 
projects. This is intended to encourage development to be consistent with Smart 
Growth principles. (Added by Ordinance No. 09-06) 
 

The General Interchange future land use category is considered a Future Urban 
Area.  As described by Policy 1.3.2, the category currently does not allow for 
residential uses, but does permit “a broad range of land uses that include tourist 
commercial, general commercial and light industrial/commercial.”  The Lee Plan 
defines “mixed use” as development that contains both residential and other uses.  
The uses need not be in the same building if they are grouped together with limited 
separation and strong pedestrian interconnections.  Allowing residential uses within 
the General Interchange future land use category provides for: diversified 
development; opportunities to create mixed use developments where residential and 
commercial uses are grouped together with limited separation; and development 
where sufficient infrastructure exists.  The amendment promotes the benefits 
envisioned by Objective 2.12 and Policy 2.12.1. The proposed amendment is 
consistent with Lee Plan Goal 2, Objective 2.12 and Policy 2.12.1. 
 
Goal 5 of the Lee Plan is “to provide sufficient land in appropriate locations on the 
Future Land Use Map…in attractive and safe neighborhoods with a variety of price 
ranges and housing types.” The proposed amendment will allow residential uses in 
existing Future Urban Areas without the need to convert non-urban, environmentally 
sensitive, or industrial lands for residential purposes.  Therefore, the proposed 
amendment is consistent with Goal 5 of the Lee Plan. 

 
Multi-family residential uses within the General Interchange future land use category 
will offer an opportunity to expand the mix of residential types, designs, densities, 
and prices in Lee County.  This is consistent with Policy 135.1.9 of the Housing 
Element and Policy 158.1.9 of the Economic Element as reproduced below: 

 
POLICY 135.1.9: The county will ensure a mix of residential types and designs 
on a countywide basis by providing for a wide variety of allowable housing 
densities and types through the planned development process and a sufficiently 
flexible Future Land Use Map. (Amended by Ordinance No. 00-22) 
 
POLICY 158.1.9: Lee County, in response to current and projected needs of Lee 
County residents, will encourage a diverse mix of housing types, sizes, prices, 
and rents by maintaining mixed use land use categories in the Future Land Use 
Element. (Amended by Ordinance No. 00- 22) 

 
B. ENVIRONMENTAL CONSIDERATIONS: 

 
Lee Plan Policy 5.1.2 prohibits residential developments in areas where 
environmental or other site characteristics may endanger the residential community: 
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POLICY 5.1.2: Prohibit residential development where physical constraints or 
hazards exist, or require the density and design to be adjusted accordingly. Such 
constraints or hazards include but are not limited to flood, storm, or hurricane 
hazards; unstable soil or geologic conditions; environmental limitations; aircraft 
noise; or other characteristics that may endanger the residential community. 

 

While the environmental site characteristics identified in this policy will be reviewed 
at the time of rezoning, it should be noted that the property that is owned by the 
applicant is not within any of these areas. 

 
C. INFRASTRUCTURE AND SERVICES: 

 
As previously stated, Objective 1.3 of the Lee Plan identifies the General 
Interchange future land use category as a Future Urban Area.  Based on Objective 
1.1, the Future Urban Area designation is “based upon soil conditions, historic and 
developing growth patterns, and existing or future availability of public facilities and 
services.”  Since the General Interchange future land use category is already 
considered a Future Urban Area, multi-family residential uses will not significantly 
affect the adequacy of public facilities or services. 
 
Lee County Department of Transportation provided a memo (Attachment 3) on 
September 29, 2015 addressing the proposed amendment.  The memo, in part, 
states: 
 

“The uses of office and commercial are allowed within the General Interchange 
land use category, which have much higher trip generation rates than the multi-
family residential use.  Lee County DOT have no objection to the application 
since there are no additional traffic increase.” 

 
As required by Lee Plan Policy 2.2.1 the availability of necessary public 
infrastructure and services will be evaluated again at time of zoning and/or 
development order.       
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PART IV  
CONCLUSIONS, FINDINGS OF FACT, AND RECOMMENDATION 

 
A.  CONCLUSIONS: 
 

Allowing multi-family residential uses within the General Interchange future land use 
category is consistent with the Lee Plan when considered in its entirety.  The 
proposed amendment, as modified by staff, will: 
 

 Locate residential uses within areas that, because of current allowable uses 
within the General Interchange future land use category, have typically been 
developed with commercial uses.  Future development approval processes will 
require that the relatively compact multi-family residential developments be 
integrated with the existing and planned commercial developments located within 
the General Interchange future land use category.  The Land Development Code 
specifically requires the construction of pedestrian connections between 
residential and commercial uses as well as to the mass transit network.  These 
interconnections within and between the developments will help to reduce 
impacts on transportation facilities.   
 

 Allow for efficient use of existing Future Urban Areas in Lee County that have 
access to available urban services without displacement of industrial, non-urban, 
or environmental lands.  Public facilities and services such as utilities, law 
enforcement, fire and rescue services, and schools are available and continued 
availability will be reviewed on a case-by-case basis during the zoning and 
development order processes.   

 

 Not increase the population accommodation of the Future Land Use Map or 
Table 1(b).  The population accommodation of the Lee Plan will be consistent 
with the Bureau of Economic and Business Research (BEBR) estimates of Lee 
County’s population within the current 2030 planning horizon.  

 
B. BASIS AND RECOMMENDED FINDINGS OF FACT: 
 

 The applicant submitted an application to amend the Future Land Use Map on 
July 8, 2015 and revised the application to a text amendment on August 26, 
2015. 
 

 The subject property has been designated General Interchange since the Lee 
Plan was originally adopted in 1984. 
 

 Multi-family residential uses are compatible with the uses currently allowed in the 
General Interchange future land use category. 
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 Approval and development of multi-family residential uses within the General 

Interchange future land use category will require additional review by Lee County 

through the rezoning and development order processes, including availability of 

public services and infrastructure. 

 

 The proposed amendment will decrease traffic on the local transportation 
network. 
 

 The residential densities proposed will have less impact on the transportation 

network than uses that are currently allowed within the General Interchange 

future land use category. 

 

 The proposed amendment is specifically consistent with Lee Plan Goals 2 and 5, 
Objective 2.12, and Policies 2.12.1, 5.1.2, 135.1.9 and 158.1.9.  

 

 The proposed amendment, as modified by staff, will not increase the population 
accommodation of the Future Land Use Map or Table 1(b). 

 

 The applicant has also requested a rezoning to allow for residential uses on 
property near the Daniels and I-75 interchange (DCI2015-00018) located in the 
General Interchange. 

 
C. RECOMMENDATION:  
 

Staff recommends that the Board of County Commissioners adopt the proposed 
amendment as identified in Attachment 1. 
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PART IV - LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

 

DATE OF PUBLIC HEARING: October 26, 2015 

 

A. LOCAL PLANNING AGENCY REVIEW: 
Staff gave a brief presentation regarding the proposed amendment.  Followed by 
presentations from the applicant’s representatives.  They discussed their specific 
property as well as compatibility with surrounding properties and the proposed 
text change to the General Interchange future land use category.  No members 
of the public were present, therefore, no public comment was heard.   
 
One member of the LPA asked for clarification about the location of the General 
Interchange future land use category within Lee County.  Staff identified the 
locations.  A member of the LPA asked if staff had vetted the proposed 
amendment through the planning panels of affected community planning areas.  
Staff replied that they had not, nor is there a requirement in the Lee Plan or Land 
Development Code to do so.  The amendment had been properly noticed and the 
required public hearings provide opportunity for public comment.  
 
However, members of the LPA continued to express concern that planning 
community groups had not been made specifically aware of the proposed 
amendment.   
 
A motion was made to recommend that the Board of County 
Commissioners transmit a LPA modified amendment that excludes Table 
1(b) amendments in the General Interchange future land use category 
within the North Fort Myers and Bayshore planning communities.  The 
motion was passed by a 4 to 1 vote. 

 
B.  SUMMARY OF LOCAL PLANNING AGENCY RECOMMENDATION AND 

FINDINGS OF FACT: 
 

1. RECOMMENDATION: 
The LPA recommended that the Board of County Commissioners transmit an 
amendment that excludes Table 1(b) amendments in the General 
Interchange future land use category within the North Fort Myers and 
Bayshore planning communities.   
 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 
The LPA generally accepted the basis and recommended findings of fact as 
advanced by staff, but believed that the proposed amendment should vetted 
through community panels. 
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C. VOTE: 

NOEL ANDRESS AYE 

TIMOTHY BROWN AYE 

DENNIS CHURCH ABSENT 

JIM GREEN NAY 

RICK JOYCE AYE 

DAVID MULICKA AYE 

GARY TASMAN ABSENT 

 
 
D. STAFF RESPONSE TO LPA RECOMMENDATION: 

Staff continues to support its initial staff recommendation, including the 

amendments to Table 1(b) in the North Fort Myers and Bayshore Planning 

Communities, for the following reasons: 

 

 Staff finds that the residential densities proposed are less intense and will 

provide greater compatibility with adjacent residential uses, consistent with 

Policy 5.1.5, than uses that are currently allowed within the General 

Interchange future land use category. 

 

 The proposed amendment will allow for efficient use of existing Future Urban 
Areas in Lee County that have access to available urban services without 
displacement of industrial, non-urban, or environmental lands.   
 

 The proposed amendment will allow for the construction of affordable housing 

near existing transportation facilities that will allow for easy access to 

employment within Lee County or in adjacent counties.  

 

 Public facilities and services such as transportation facilities, utilities, law 
enforcement, fire and rescue services, and schools are available and 
continued availability will be reviewed on a case-by-case basis during the 
zoning and development order processes.   
 

 Approval and development of multi-family residential uses within the General 

Interchange future land use category will require additional review by Lee 

County through the rezoning and development order processes. 

 

 Staff’s recommendation would allow for uniform treatment of the General 

Interchange future land use category within Lee County. 



 
Staff Report for    November 18, 2015 
CPA2015-06   Page 14 of 14 
    

 

PART IV - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 
 

DATE OF TRANSMITTAL HEARING:  November 18, 2015                           

 
A. BOARD REVIEW: 

Staff gave a brief presentation and made a recommendation that the BoCC 
transmit the proposed amendment.  Following staff’s presentation one member of 
the BoCC asked for clarification about the difference between staff’s and the 
Local Planning Agency’s recommendation.  Staff clarified that the only difference 
was in the text amendment to Table 1(b): Year 2030 Allocation. 
 
This was followed by a presentation from the applicant’s consultant. 
 
No members of the public were present; therefore, no public comment was 
heard. 
 
A motion was made that the BOCC transmit staff’s recommendation. The 
motion was called and passed 5-0. 
 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 
 

1. BOARD ACTION: 
The Board of County Commissioners transmitted the proposed amendment 
as recommended by staff. 
 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 
The Board of County Commissioners accepted the findings of fact as 
advanced by staff and the Local Planning Agency. 

 
C. VOTE: 

 

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK  MANN AYE 

JOHN MANNING AYE 

CECIL PENDERGRASS AYE 
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ATTACHMENT 1 CPA2015-06 

 

Text Amendments: 

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Designate on 
the Future Land Use Map specialized categories for land adjacent to the 
interchanges of Interstate 75. It is important to make maximum beneficial use of 
these critical access points and at the same time avoid irreconcilable conflicts 
between competing demands, such as through traffic vs. local traffic, conservation 
vs. development, commercial development vs. industrial development, and tourist 
commercial facilities vs. general shopping facilities. Development in these areas 
must minimize adverse traffic impacts and provide appropriate buffers, visual 
amenities, and safety measures. Each interchange area is designated for a specific 
primary role: General, General Commercial, Industrial Commercial, Industrial, and 
University Village, and Mixed Use. Residential uses are only permitted in these 
categories in accordance with Chapter XIII or as provided in Policy 1.3.2. These 
areas are also considered Future Urban Areas. 

 
No amendments are proposed to policy 1.3.1. 
 

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses 
that serve the traveling public: service stations, hotel, motel, restaurants, and gift 
shops. But because of their location, market attractions, and desire for flexibility, 
these interchange uses permit a broad range of land uses that include tourist 
commercial, general commercial, and light industrial/commercial, and multi-family 
dwelling units. The standard density range is from eight dwelling units per acre (8 
du/acre) to fourteen dwelling units per acre (14 du/acre). Maximum density is twenty-
two dwelling units per acre (22 du/acre). 
 
 

Table Amendments: 

 
Table 1(a):  Summary of Residential Densities (Attached) 
 
Table 1(b):  Year 2030 Allocations (Attached) 
 



BONUS DENSITY

MINIMUM 2 

(Dwelling Units per 
Gross Acre)

MAXIMUM 
(Dwelling Units per 

Gross Acre)

MAXIMUM TOTAL DENSITY 3   

(Dwelling Units per Gross Acre)

Intensive Development 8 14 22
General Interchange 8 14 22
Central Urban 4 10 15
Urban Community 4,5 1 6 10
Suburban 1 6 No Bonus
Outlying Suburban 1 3 No Bonus
Sub-Outlying Suburban 1 2 No Bonus
Rural 10 No Minimum 1 No Bonus
Outer Islands No Minimum 1 No Bonus
Rural Community Preserve 6 No Minimum 1 No Bonus
Open Lands 7 No Minimum 1 du/5 acres No Bonus
Density Reduction/Groundwater Resource No Minimum 1 du/10 acres No Bonus
Wetlands 8 No Minimum 1 du/20 acres No Bonus
New Community 1 6 No Bonus
University Community 9 1 2.5 No Bonus
Destination Resort Mixed Use Water 
Dependent11 6 9.36 No Bonus

Burnt Store Marina Village12 No Minimum
160 Dwelling Units; 

145 Hotel Units No Bonus

1

2

3

4

5

6

7

8

9

10

11

12

13 See Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustments resulting from concentration or transfer of development rights.

Higher densities may be allowed under the following circumstances where wetlands are preserved on the subject site:

(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive Development, General Interchange, Central Urban, 
Urban Community, Suburban, Outlying Suburban, or Sub-Outlying Suburban from preserved freshwater wetlands at the same underlying density 
as is permitted for those uplands. Impacted wetlands will be calculated at the standard Wetlands density of 1 dwelling unit per 20 acres. Planned 
Developments or Development Orders approved prior to October 20, 2010 are permitted the density approved prior to the adoption of CPA2008-
18.

The residential dwelling units and hotel development portions of this redevelopment project must be located outside of the designated Coastal 
High Hazard Area in accordance with Lee Plan, Map 5.

Overall number of residential dwelling units is limited to 271 units in the Destination Resort Mixed Use Water Dependent district.

STANDARD OR BASE DENSITY 
RANGE

FUTURE LAND USE CATEGORY

CLARIFICATIONS AND EXCEPTIONS

Within the Buckingham area, new residential lots must have a minimum of 43,560 square feet.

Overall average density for the University Village sub-district must not exceed 2.5 du/acre.  Clustered densities within the area may reach 15 
du/acre to accommodate university housing.
In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator Slough, the maximum density is 1du/2.25 
acres. 

The maximum density of 1 unit per 5 acres can only be approved through the planned development process (see Policy 1.4.4), except in the 
approximately 135 acres of land lying east of US41 and north of Alico Road in the northwest corner of Section 5, Township 46, Range 25. 

(a) If the dwelling units are relocated off-site through the provisions of the Transfer of Development Rights Ordinance (No. 86-18, as amended or 
replaced); or

In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre.

Within the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 dwelling units per gross acre must “acquire” the 
density above 3 dwelling units per gross acre utilizing TDRs that were created from Greater Pine Island Costal Rural or Greater Pine Island 
Urban Categories.

These maximum densities may be permitted by transferring density from non-contiguous land through the provisions of the Housing Density 
Bonus Ordinance (No. 89-45, as amended or replaced) and the Transfer of Development Rights Ordinance (No. 86-18, as amended or replaced).

TABLE 1(a)
SUMMARY OF RESIDENTIAL DENSITIES 1

Except in the General Interchange future land use category aAdherence to minimum densities is not mandatory but is recommended to promote 
compact development.

See the glossary in Chapter XII for the full definition of "density."

October 2011 (Amended by Ordinance No. 92‐47, 94‐30, 98‐09, 99‐15, 00‐22, 02‐02, 

03‐20, 03‐21, 05‐21, 07‐09, 09‐15, 09‐16, 10‐19, 10‐39)  TABLE 1(a) ‐ Page 1 of 1



TABLE 1(b)

Year 2030 Allocation
[Proposed Amendment in Strike Through/Underline Format]

Future Land Use Category

Current Proposed Current Proposed Current Proposed

 Intensive Development 1,376 1,376 20 27 250

 Central Urban 14,766 14,766 225 230

 Urban Community 18,425 18,285 520 485 637

 Suburban 16,623 16,623 1,810 85

 Outlying Suburban 4,105 3,957 30 40 20 2 500 1,700 1,552

Sub-Outlying Suburban 1,548 1,548 367

 Industrial 79 79 39 20 20

 Public Facilities 1 1 1

 University Community 850 850

Destination Resort Mixed Use Water Dependent 8 8

Burnt Store Marina Village 4 4 4

 Industrial Interchange 

 General Interchange 60 143 11 2 32

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

 New Community 900 900 900 900

Airport

Tradeport (Aiport Commerce) 9 9 9 9

 Rural 8,313 8,313 1,948 1,400 636 1,500 1,500

 Rural Community Preserve 3,100 3,100

Coastal Rural 1,300 1,300

 Outer Island 202 202 5 1 150

 Open Lands 2,805 2,805 250 590 120 120

Density Reduction/ Groundwater Resource 6,905 6,905 711 94 94

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

81,379 81,174 3,464 485 4,500 1,250 29 651 604 1,023 1,034 3,322 3,204

Commercial 12,793 12,793 57 52 400 50 17 125 150 1,100 1,100 440 440

Industrial 13,801 13,801 26 3 400 5 26 300 3,100 3,100 10 10

Public 82,252 82,313 7,100 421 2,000 7,000 20 1,961 350 7,500 7,500 2,416 2,477

Active AG 17,027 17,027 5,100 550 150 20 20

Passive AG 45,859 45,835 13,549 2,500 109 1,491 1,491 20 20

Conservation 81,948 81,933 2,214 611 1,142 3,236 133 1,603 748 2,809 2,798 1,719 1,733

Vacant 22,116 22,299 1,953 226 931 34 45 300 300 20 63

357,175 357,175 33,463 1,572 11,718 12,731 259 4,340 2,197 17,323 17,323 7,967 7,967

495,000 495,000 5,090 1,531 30,861 3,270 225 530 5,744 11,582 11,977 16,488 16,375

*Population Distribution for Unincorporated area of Lee County

Population Distribution*

Lee County Totals
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TABLE 1(b)

Year 2030 Allocation
[Proposed Amendment in Strike Through/Underline Format]

Future Land Use Category

 Intensive Development 

 Central Urban 

 Urban Community 

 Suburban 

 Outlying Suburban 

Sub-Outlying Suburban

 Industrial 

 Public Facilities 

 University Community 

Destination Resort Mixed Use Water Dependent

Burnt Store Marina Village

 Industrial Interchange 

 General Interchange 

 General Commercial Interchange 

 Industrial Commercial Interchange 

 University Village Interchange 

 New Community 

Airport

Tradeport (Aiport Commerce)

 Rural 

 Rural Community Preserve 

Coastal Rural

 Outer Island 

 Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland

Wetlands 

Conservation Lands Wetland

Commercial

Industrial

Public

Active AG

Passive AG

Conservation

Vacant

*Population Distribution for Unincorporated area of Lee County

Population Distribution*

R
es

id
en

ti
a

l 
B

y
 F

u
tu

re
 L

a
n

d
 U

se
 C

a
te

go
ry

Unincorporated County Total Residential

Non Regulatory Allocations

Total

Current Proposed Current Proposed Current Proposed

660 3 42 42 365 365 9

375 17 3,140 8,179 8,179 2,600 2,600

850 1,000 860 500 13,013 12,873 110 450

2,488 1,975 1,200 675 6,690 6,690 1,700

377 600 382 382 454

25 140 140 66 950 950

5 5 10

850

8

15 7 31 6 30 48

0

90 190 14 14 500 500 50 635 1,350 1,350

3,100

1,300

1 45

45 45 1,800 1,800

4,000 2,100 2,100

4,104 3,962 5,870 3,313 21,248 21,108 4,015 10,729 10,753 3,326 3,254 6,230 6,248

1,100 1,944 2,100 226 1,420 1,420 68 1,687 1,687 18 1,700 139 139

320 450 900 64 300 300 7,246 554 554 5 87 5 5

3,550 3,059 3,500 2,100 15,289 15,289 12,000 4,000 4,000 1,486 7,000 1,500 1,500

2,400 7,171 200 200 411 125 900 900

815 18,000 1,556 1,532 3,619 200 4,000 4,000

9,306 2,969 188 14,767 1,541 1,541 31,359 1,317 1,317 336 5,068 882 864

975 594 309 3,781 8,106 8,246 470 2,060 2,060 1,000 800 512 512

19,355 12,978 12,867 27,466 47,904 47,904 80,329 22,103 22,103 10,201 18,234 14,168 14,168

34,538 36,963 58,363 13,265 164,517 163,543 1,270 70,659 71,001 6,117 25,577 8,410 8,760

Iona/ 

McGregor

South Fort 

Myers
Pine Island

Southeast Lee 

County
Buckingham EsteroSan Carlos Sanibel

Lehigh Acres North Fort Myers Bayshore

10/16/2015 (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) Table 1(b) - 2 of 2



MAP 
1. This map is a general representation of the Future Land Use Map as adopted 

by the Board ofcounty Commissionen On. September 17. 1990 

Revised BY: 

I 2. Pleare see the Lee Plan for addition4 information regarding special redctions. 
overlays, or allowances in addtlon to the requlrernenb of the land use atego"es. 

3. The Planning Communities Map and Acreage Ailoation Table (see Map 16 and 
Table l lb)  and Pol~cier 1.1.1 and 2.2.2) depich the proposed dismiiblrtion, extent, 
and location of generalized land uses for the year 2030. Acreage totals are 
provided for land ~n each Piannlng Community in unincorporated Lee Count!. 

County 
~h~/oria(a 

Mclee 

Map Generated: July 18, 2014 

Lee Plan Map I 
Page I of 8 

boundaries of a wetland area, and to correct any such boundaries that are based on clear factual error - - -. - -  - - 



S O U T H W E S ' T  F L O R I D A  

ATTACHMENT 3 

Memo 

To: Brandon Dunn, Principal Planner 
Planning Division 

From: Lili Wu 
Sr. Transportation Planner 

Date: Sept. 29,2015 

Subject: Treeline 200 (CPA2015-00006) 

DEPARTMENT OF 
TRANSPORTATION 

We have reviewed the above application which requests to allow for multi-family 
residential uses within the General Interchange land use category. The uses of office and 
commercial are allowed within General Interchange land use category which have much 
higher trip generation rates than the multi-family residential use. Lee County DOT have 
no objection to the application since there are no additional traffic increase. 

cc: File 



Treeline 200 
Application for a Comprehensive Plan Text Amendment 

Submitted To: 

Lee County Department of Community Development 
Planning Division 

1500 Monroe Street 
Fort Myers, FL 33901 
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Leo Counly Bond of County Comrnluhnera 
Oepa+an&ofCorrnruniWDwd~t 

Ohrlalon of Plnmlm 
Posl MAW Sox 398 

FOd M W .  FL 33902-0998 
Tokphone: (239) 533-8585 

FAX: (239) 486-8344 

APPLICATION FOR A 
COMPREHENSIVE PLAN AMENDMENT 

PROJECT NAME: Treeline 200 

PROJECT SUMMARY: 
Follcv 1.3.2 to allow f o r m u l t t f a m l l v l  uses within -1 Interc-d use 

Table If(nera1 

Plan Amendment Cycle: Normal Small Scale DRI 

APPLICANT - PLEASE NOTE: 

Answer all questions completely and accurately. Please print or type responses. If additional 
space is needed, number and attach additional sheets. The total number of sheets In your 
application Is: 

Submit 6 copies of the complete application and amendment support documentation, including 
maps, to the Lee County Division of Plannlng. Up to 90 additional copies wlll be required for 
Local Planning Agency, Board of County Commlasioners hearings and the Department of 
Community Affalrs' packages. Staff will notlfy the applicant prior to each hearlng or mail out. 

I, the undersigned owner or authorized representative, hereby submit this application and the 
attached amendment support dooumentation. The Information and documents provided are 
m a t e  and accurate to the best of my knowledge. 

~lua I 

8/21/2015 
SignaturaqOwner or Authorized Representative Data 

Alexis Cresuo, AlCP 
Printed Name of Owner or Authorized Representative 



I. APPLICANTIAGENTIOWNER INFORMATION (Name, address and qualification of 
additional planners, architects, engineers, environmental consultants, and other 
professionals providing information contained in this application.) 

Applicant: John Gnagey 
Address: 12801 Renaissance Way 
City, State, Zip: Fort Myers, FL 33912 
Phone Number: (239) 561 -41 70 Email: jgnagey@theclubatrenaissance.com 

Agent*: Alexis V. Crespo, AICP; Waldrop Engineering, P.A. 

Address: 28100 Bonita Grande Dr., Suite 305 
City, State, Zip: Bonita Sprinqs, FL 34135 
Phone Number: (239) 405-7777, ~ x t .  207 Email: alexis.crespo@waldropengineering.com 

Owner(s) of Record: Treeline 200, LLC 
Address: 12801 Renaissance Way 
City, State, Zip: Fort Myers, FL 33912 
Phone Number: (239) 561-41 70 Email: j~nagey@theclubatrenaissance.com 

* This will be the person contacted for all business relative to the application. 

II. REQUESTED CHANGE 

A. TYPE: (Check appropriate type) 

Text Amendment 
Future Land Use Map Series Amendment (Maps 1 thru 24) 
List Number(s) of Map(s) to be amended: 

1. Future Land Use Map amendments require the submittal of a complete list, map, and 
two sets of mailing labels of all property owners and their mailing addresses, for all 
property within 500 feet of the perimeter of the subject parcel. An additional set of 
mailing labels is required if your request includes a change to the Future Land Use 
Map (Map 1, page 1). The list and mailing labels may be obtained from the Property 
Appraisers office. The map must reference by number or other symbol the names of 
the surrounding property owners list. The applicant is responsible for the accuracy of 
the list and map. 

At least 15 days before the Local Planning Agency (LPA) hearing, the applicant will 
be responsible for posting signs on the subject property, supplied by the Division of 
Planning, indicating the action requested, the date of the LPA hearing, and the case 
number. An affidavit of compliance with the posting requirements must be submitted 
to the Division of Planning prior to the LPA hearing. The signs must be maintained 
until after the final Board adoption hearing when a final decision is rendered. 

lee County Comprehensive Plan Amendment Application Form (04114) Page 2 of 9 



111. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY (for amendments 
affecting development potential of property) 

A. Property Location: 

1. SiteAddress:Access Undetermined; west of Treeline Ave. & 114 mile north of Daniels Pkwy 
2. STRAP(s): 23-45-25-00-00001.0000 

B. Property Information: 
Total Acreage of Property: 10.98 acres 
Total Acreage included in Request: 10.98 acres 

Total Uplands: 10.98 acres 
Total Wetlands: 0 acres 

Current Zoning: Commercial Planned Development (CPD) 
Current Future Land Use Designation: General lnterchange 
Area of each Existing Future Land Use Category: 10.98 acres - General lnterchange 
Existing Land Use: Vacant 

C. State if the subject property is located in one of the following areas and if so how does 
the proposed change affect the area: 
Lehigh Acres Commercial Overlay: NIA 
Airport Noise Zone 2 or 3: NIA 
Acquisition Area: N/A 
Joint Planning Agreement Area (adjoining other jurisdictional lands): NIA 
Community Redevelopment Area: NIA 

D. Proposed change for the subject property: 

Amend Policv 1.3.2 to allow for multi-familv residential uses in the General lnterchanqe 
future land use category. 
E. Potential development of the subject property: 

1. Calculation of maximum allowable development under existing FLUM: 
Residential UnitsIDensity NIA 
Commercial intensity 30,000 sq. ft. - Office; & 80,000 sq.ft. Retail 
Industrial intensity NIA 

2. Calculation of maximum allowable development under proposed FLUM: 
Residential UnitsIDensity 10.98 ac. X 14 dulac = 153 dwellings 
Commercial intensity 30,000 sq.ft Office; & 80,000 sq. ft. Retail 
Industrial intensity NIA 

Lee County Comprehensive Plan Amendment Application Form (04114) Page 3 of 9 



IV. AMENDMENT SUPPORT DOCUMENTATION 

At a minimum, the application shall include the following support data and analysis. These 
items are based on comprehensive plan amendment submittal requirements of the State of 
Florida, Department of Community Affairs, and policies contained in the Lee County 
Comprehensive Plan. Support documentation provided by the applicant will be used by staff 
as a basis for evaluating this request. To assist in the preparation of amendment packets, 
the applicant is encouraged to provide all data and analysis electronically. (Please contact 
the Division of Planning for currently accepted formats.) 

A. General Information and Maps 
NOTE: For map submitted, the applicant will be required to provide a reduced map 
(8.5" x I 13 for inclusion in public hearing packets. 

The following pertains to all proposed amendments that will affect the 
development potential of properties (unless otherwise specified). 

1. Provide any proposed text changes. 

2. Provide a current Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

3. Provide a proposed Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

4. Map and describe existing land uses (not designations) of the subject property and 
surrounding properties. Description should discuss consistency of current uses with 
the proposed changes. 

5. Map and describe existing zoning of the subject property and surrounding properties. 

6. The certified legal description(s) and certified sketch of the description for the 
property subject to the requested change. A metes 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 198311 990 Adjustment) with two coordinates, one coordinate being the 
point of beginning and the other an opposing corner. If the subject property contains 
wetlands or the proposed amendment includes more than one land use category a 
metes 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. 

7. A copy of the deed(s) for the property subject to the requested change. 

8. An aerial map showing the subject property and surrounding properties. 

9. If applicant is not the owner, a letter from the owner of the property authorizing the 
applicant to represent the owner. 

Lee County Comprehensive Plan Amendment Application Form (04114) Page 4 of 9 



B. Public Facilities Impacts 
NOTE: The applicant must calculate public facilities impacts based on a maximum 
development scenario (see Part 11. H.). 

1. Traffic Circulation Analysis: The analysis is intended to determine the effect of the 
land use change on the Financially Feasible Transportation PlanIMap 3A (20-year 
horizon) and on the Capital Improvements Element (5-year horizon). Toward that 
end, an-applicant must submit the following information: 

Lons Range - 20-vear Horizon: 
a. Working with Planning Division staff, identify the traffic analysis zone (TAZ) or 

zones that the subject property is in and the socio-economic data forecasts for 
that zone or zones; 

b. Determine whether the requested change requires a modification to the socio- 
economic data forecasts for the host zone or zones. The land uses for the 
proposed change should be expressed in the same format as the socio- 
economic forecasts (number of units by typelnumber of employees by typeletc.); 

c. If no modification of the forecasts is required, then no further analysis for the long 
range horizon is necessary. If modification is required, make the change and 
provide to Planning Division staff, for forwarding to DOT staff. DOT staff will rerun 
the FSUTMS model on the current adopted Financially Feasible Plan network 
and determine whether network modifications are necessary, based on a review 
of projected roadway conditions within a 3-mile radius of the site; 

d. If no modifications to the network are required, then no further analysis for the 
long range horizon is necessary. If modifications are necessary, DOT staff will 
determine the scope and cost of those modifications and the effect on the 
financial feasibility of the plan; 

e. An inability to accommodate the necessary modifications within the financially 
feasible limits of the plan will be a basis for denial of the requested land use 
change; 

f. If the proposal is based on a specific development plan, then the site plan should 
indicate how facilities from the current adopted Financially Feasible Plan and/or 
the Official Trafficways Map will be accommodated. 

Short Range - 5-vear CIP horizon: 
a. Besides the 20-year analysis, for those plan amendment proposals that include a 

specific and immediated development plan, identify the existing roadways 
serving the site and within a 3-mile radius (indicate laneage, functional 
classification, current LOS, and LOS standard); 

b. ldentify the major road improvements within the 3-mile study area funded through 
the construction phase in adopted CIP's (County or Cities) and the State's 
adopted Five-Year Work Program; 
Projected 2030 LOS under proposed designation (calculate anticipated number 
of trips and distribution on roadway network, and identify resulting changes to the 
projected LOS); 

c. For the five-year horizon, identify the projected roadway conditions (volumes and 
levels of service) on the roads within the 3-mile study area with the programmed 
improvements in place, with and without the-proposed development project. A 
methodology meeting with DOT staff prior to submittal is required to reach 
agreement on the projection methodology; 

d. ldentify the additional improvements needed on the network beyond those 
programmed in the five-year horizon due to the development proposal. 

Lee County Comprehensive Plan Amendment Application Form (04114) Page 5 of 9 



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

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

Franchise Area, Basin, or District in which the property is located; 
Current LOS, and LOS standard of facilities serving the site; 
Projected 2030 LOS under existing designation; 
Projected 2030 LOS under proposed designation; 
Existing infrastructure, if any, in the immediate area with the potential to serve 
the subject property. 
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, 
and long range improvements; and 
Anticipated revisions to the Community Facilities and Services Element and/or 
Capital Improvements Element (state if these revisions are included in this 
amendment). 
Provide a letter of service availability from the appropriate utility for sanitary 
sewer and potable water. 

In addition to the above analysis for Potable Water: 
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. 
Include the current demand and the projected demand under the existing 
designation, and the projected demand under the proposed designation. 
Include the availability of treatment facilities and transmission lines for reclaimed 
water for irrigation. 
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 
existinglproposed 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; and 
f. Schools. 

In reference to above, the applicant should supply the responding agency with the information 
from Section's I1 and 111 for their evaluation. This application should include the applicant's 
correspondence to the responding agency. 

C. 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 use upon the following: 

Lee County Comprehensive Plan Amendment Application Form (04114) Page 6 of 9 



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 Flood Insurance Rate Map 
effective August 2008. 

5. A map delineating wetlands, 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, state or 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). 

D. Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archeologically 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 archeological sensitivity map for 
Lee County. 

E. Internal Consistencv with the Lee Plan 
1. Discuss how the proposal affects established Lee County population projections, 

Table l (b) (Planning Community Year 2030 Allocations), 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 and Regional Policy Plan goals and policies which are relevant 
to this plan amendment. 

F. Additional Reauirements for Specific Future Land Use Amendments 
1. Requests involving Industrial and/or categories targeted by the Lee Plan as 

employment centers (to or from) 
a. State whether the site is accessible to arterial roadways, rail lines, and cargo 

airport terminals, 
b. Provide data and analysis required by Policy 2.4.4, 
c. The affect of the proposed change on county's industrial employment goal 

specifically policy 7.1.4. 

Lee County Comprehensive Plan Amendment Application Form (04114) Page 7 of 9 



2. Requests moving lands from a Non-Urban Area to a Future Urban Area 

a. Demonstrate why the proposed change does not constitute Urban Sprawl. 
Indicators of sprawl may include, but are not limited to: low-intensity, low-density, 
or single-use development; 'leap-frog' type development; radial, strip, isolated or 
ribbon pattern type development; a failure to protect or conserve natural 
resources or agricultural land; limited accessibility; the loss of large amounts of 
functional open space; and the installation of costly and duplicative infrastructure 
when opportunities for infill and redevelopment exist. 

3. Requests involving lands in critical areas for future water supply must be evaluated 
based on policy 2.4.2. 

4. Requests moving lands from Density Reduction/Groundwater Resource must fully 
address Policy 2.4.3 of the Lee Plan Future Land Use Element. 

G. Justify the proposed amendment based upon sound planning principles 
Be sure to support all conclusions made in this justification with adequate data and 
analysis. 

H. Planning Communities/Communitv 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. 

Not Applicable 
[7 Alva Community Plan area [Lee Plan Objective 26.71 
[7 Buckingham Planning Community [Lee Plan Objective 17.71 

Caloosahatchee Shores Community Plan area [Lee Plan Objective 21.61 
Captiva Planning Community [Lee Plan Policy 13.1.81 
North Captiva Community Plan area [Lee Plan Policy 25.6.21 
Estero Planning Community [Lee Plan Objective 19.51 

[7 Lehigh Acres Planning Community [Lee Plan Objective 32.121 
[7 Northeast Lee County Planning Community [Lee Plan Objective 34.51 

North Fort Myers Planning Community [Lee Plan Policy 28.6.11 
North Olga Community Plan area [Lee Plan Objective 35.101 
Page Park Community Plan area [Lee Plan Policy 27.10.11 

[7 Palm Beach Boulevard Community Plan area [Lee Plan Objective 23.51 
[7 Pine Island Planning Community [Lee Plan Objective 14.71 

l e e  C O ~  Comprehensive Plan Amendment Application Form (04114) Page 8 of 9 



I. APPLICANTIAGENTIOWNER INFORMATION (Name, address and qualification of 
additional planners, architects, engineers, environmental consultants, and other 
professionals providing information contained in this application.) 

Applicant: John Gnagey 
Address: 12801 Renaissance Way 
city, State, Zip: Fort Myers, FL 33912 
Phone Number: (239) 561-41 70 Email: jgnagey@theclubatrenaissance.com 

Agent*: Alexis V. Crespo, AICP; Waldrop Engineering, P.A. 

kjdress: 28100 Bonita Grande Dr.. Suite 305 
City, Statel Zip: Bonita Sprinqs, FL 34135 

Phone km-~ber: (239) 405-7777, Ext. 207 Email: alexis.crespo@waldropengineering.com 

Owner(s) of Record: Treeline 200, LLC 
Address: 12801 Renaissance Way 
City, State, Zip: Fort Myers, FL 33912 
Phone Number: (239) 561 -41 70 Email: ignagey@theclubatrenaissance.com 

* This will be the person contacted for all business relative to the application. 

II. REQUESTED CHANGE 

A. TYPE: (Check appropriate type) 

Text Amendment 
Future Land Use Map Series Amendment (Maps 1 thru 24) 
List Number(s) of Map(s) to be amended: 

Future Land Use Map amendments require the submittal of a complete list, map, and 
two sets of mailing labels of all property owners and their mailing addresses, for all 
property within 500 feet of the perimeter of the subject parcel. An additional set of 
mailing labels is required if your request includes a change to the Future Land Use 
Map (Map 1, page 1). The list and mailing labels may be obtained from the Property 
Appraisers office. The map must reference by number or other symbol the names of 
the surrounding property owners list. The applicant is responsible for the accuracy of 
the list and map. 

At least 15 days before the Local Planning Agency (LPA) hearing, the applicant will 
be responsible for posting signs on the subject property, supplied by the Division of 
Planning, indicating the action requested, the date of the LPA hearing, and the case 
number. An affidavit of compliance with the posting requirements must be submitted 
to the Division of Planning prior to the LPA hearing. The signs must be maintained 
until after the final Board adoption hearing when a final decision is rendered. 
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111. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY (for amendments 
affecting development potential of property) 

A. Property Location: 

1. Site Address:Access Undetermined; west of Treeline Ave. & 114 mile north of Daniels Pkwy 

B. Property Information: 
Total Acreage of Property: 10.98 acres 
Total Acreage included in Request: 10.98 acres 

Total Uplands: 10.98 acres 
Total Wetlands: 0 acres 

Current Zoning: Commercial Planned Development (CPD) 
Current Future Land Use Designation: General lnterchange 
Area of each Existing Future Land Use Category: 10.98 acres - General lnterchange 
Existing Land Use: Vacant 

C. State if the subject property is located in one of the following areas and if so how does 
the proposed change affect the area: 
Lehig h Acres Commercial Overlay: NIA 
Airport Noise Zone 2 or 3: NIA 
Acquisition Area: N/A 
Joint Planning Agreement Area (adjoining other jurisdictional lands): N/A 
Community Redevelopment Area: NIA 

D. Proposed change for the subject property: 

Amend Policv 1.3.2 to allow for multi-familv residential uses in the General lnterchanqe 
future land use category. 
E. Potential development of the subject property: 

1. Calculation of maximum allowable development under existing FLUM: 
Residential UnitstDensity NIA 
Commercial intensity 30,000 sq. ft. - Office; & 80,000 sq.ft. Retail 
Industrial intensity NIA 

2. Calculation of maximum allowable development under proposed FLUM: 
Residential UnitsIDensity 10.98 ac. X 14 dulac = 153 dwellings 
Commercial intensity 30,000 sq.ft Office; & 80,000 sq. ft. Retail 
Industrial intensity NIA 
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IV. AMENDMENT SUPPORT DOCUMENTATION 

At a minimum, the application shall include the following support data and analysis. These 
items are based on comprehensive plan amendment submittal requirements of the State of 
Florida, Department of Community Affairs, and policies contained in the Lee County 
Comprehensive Plan. Support documentation provided by the applicant will be used by staff 
as a basis for evaluating this request. To assist in the preparation of amendment packets, 
the applicant is encouraged to provide all data and analysis electronically. (Please contact 
the Division of Planning for currently accepted formats.) 

A. General Information and Maps 
NOTE: For map submitted, the applicant will be required to provide a reduced map 
(8.5 " x I I 3 for inclusion in public hearing packets. 

The following pertains to all proposed amendments that will affect the 
development potential of properties (unless otherwise specified). 

1. Provide any proposed text changes. 

2. Provide a current Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

3. Provide a proposed Future Land Use Map at an appropriate scale showing the 
boundaries of the subject property, surrounding street network, surrounding 
designated future land uses, and natural resources. 

4. Map and describe existing land uses (not designations) of the subject property and 
surrounding properties. Description should discuss consistency of current uses with 
the proposed changes. 

5. Map and describe existing zoning of the subject property and surrounding properties. 

6. The certified legal description(s) and certified sketch of the description for the 
property subject to the requested change. A metes 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 198311990 Adjustment) with two coordinates, one coordinate being the 
point of beginning and the other an opposing corner. If the subject property contains 
wetlands or the proposed amendment includes more than one land use category a 
metes 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. 

7. A copy of the deed(s) for the property subject to the requested change. 

8. An aerial map showing the subject property and surrounding properties. 

9. If applicant is not the owner, a letter from the owner of the property authorizing the 
applicant to represent the owner. 
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B. Public Facilities Impacts 
NOTE: The applicant must calculate public facilities impacts based on a maximum 
development scenario (see Part 11. H.). 

1. Traffic Circulation Analysis: The analysis is intended to determine the effect of the 
land use change on the Financially Feasible Transportation PlanIMap 3A (20-year 
horizon) and on the Capital Improvements Element (5-year horizon). Toward that 
end, an-applicant must submit the following information: 

Lonq Range - 20-vear Horizon: 
a. Working with Planning Division staff, identify the traffic analysis zone (TAZ) or 

zones that the subject property is in and the socio-economic data forecasts for 
that zone or zones; 

b. Determine whether the requested change requires a modification to the socio- 
economic data forecasts for the host zone or zones. The land uses for the 
proposed change should be expressed in the same format as the socio- 
economic forecasts (number of units by typelnumber of employees by typeletc.); 

c. If no modification of the forecasts is required, then no further analysis for the long 
range horizon is necessary. If modification is required, make the change and 
provide to Planning Division staff, for forwarding to DOT staff. DOT staff will rerun 
the FSUTMS model on the current adopted Financially Feasible Plan network 
and determine whether network modifications are necessary, based on a review 
of projected roadway conditions within a 3-mile radius of the site; 

d. If no modifications to the network are required, then no further analysis for the 
long range horizon is necessary. If modifications are necessary, DOT staff will 
determine the scope and cost of those modifications and the effect on the 
financial feasibility of the plan; 

e. An inability to accommodate the necessary modifications within the financially 
feasible limits of the plan will be a basis for denial of the requested land use 
change; 

f. If the proposal is based on a specific development plan, then the site plan should 
indicate how facilities from the current adopted Financially Feasible Plan and/or 
the Official Trafficways Map will be accommodated. 

Short Range - 5-vear CIP horizon: 
a. Besides the 20-year analysis, for those plan amendment proposals that include a 

specific and immediated development plan, identify the existing roadways 
serving the site and within a 3-mile radius (indicate laneage, functional 
classification, current LOS, and LOS standard); 

b. ldentify the major road improvements within the 3-mile study area funded through 
the construction phase in adopted CIP's (County or Cities) and the State's 
adopted Five-Year Work Program; 
Projected 2030 LOS under proposed designation (calculate anticipated number 
of trips and distribution on roadway network, and identify resulting changes to the 
projected LOS); 

c. For the five-year horizon, identify the projected roadway conditions (volumes and 
levels of service) on the roads within the 3-mile study area with the programmed 
improvements in place, with and without the-proposed development project. A 
methodology meeting with DOT staff prior to submittal is required to reach 
agreement on the projection methodology; 

d. ldentify the additional improvements needed on the network beyond those 
programmed in the five-year horizon due to the development proposal. 
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2. Provide an existing and future conditions analysis for (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface WaterIDrainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools. 

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

Franchise Area, Basin, or District in which the property is located; 
Current LOS, and LOS standard of facilities serving the site; 
Projected 2030 LOS under existing designation; 
Projected 2030 LOS under proposed designation; 
Existing infrastructure, if any, in the immediate area with the potential to serve 
the subject property. 
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, 
and long range improvements; and 
Anticipated revisions to the Community Facilities and Services Element and/or 
Capital Improvements Element (state if these revisions are included in this 
amendment). 
Provide a letter of service availability from the appropriate utility for sanitary 
sewer and potable water. 

In addition to the above analysis for Potable Water: 
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. 
Include the current demand and the projected demand under the existing 
designation, and the projected demand under the proposed designation. 
Include the availability of treatment facilities and transmission lines for reclaimed 
water for irrigation. 
Include any other water conservation measures that will be applied to the site 
(see Goal 54). 

Provide a letter from the appropriate agency determining the adequacy/provision of 
existinglproposed 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; and 
f. Schools. 

In reference to above, the applicant should supply the responding agency with the information 
from Section's I1 and 111 for their evaluation. This application should include the applicant's 
correspondence to the responding agency. 

C. 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 use upon the following: 
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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 Flood Insurance Rate Map 
effective August 2008. 

5. A map delineating wetlands, 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, state or 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). 

D. Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archeologically 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 archeological sensitivity map for 
Lee County. 

E. Internal Consistencv with the Lee Plan 
1. Discuss how the proposal affects established Lee County population projections, 

Table l (b) (Planning Community Year 2030 Allocations), 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 and Regional Policy Plan goals and policies which are relevant 
to this plan amendment. 

F. Additional Requirements for Specific Future Land Use Amendments 
1. Requests involving Industrial and/or categories targeted by the Lee Plan as 

employment centers (to or from) 
a. State whether the site is accessible to arterial roadways, rail lines, and cargo 

airport terminals, 
b. Provide data and analysis required by Policy 2.4.4, 
c. The affect of the proposed change on county's industrial employment goal 

specifically policy 7.1.4. 
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2. Requests moving lands from a Non-Urban Area to a Future Urban Area 

a. Demonstrate why the proposed change does not constitute Urban Sprawl. 
Indicators of sprawl may include, but are not limited to: low-intensity, low-density, 
or single-use development; 'leap-frog' type development; radial, strip, isolated or 
ribbon pattern type development; a failure to protect or conserve natural 
resources or agricultural land; limited accessibility; the loss of large amounts of 
functional open space; and the installation of costly and duplicative infrastructure 
when opportunities for infill and redevelopment exist. 

3. Requests involving lands in critical areas for future water supply must be evaluated 
based on policy 2.4.2. 

4. Requests moving lands from Density Reduction/Groundwater Resource must fully 
address Policy 2.4.3 of the Lee Plan Future Land Use Element. 

G. Justify the proposed amendment based upon sound plannins principles 
Be sure to support all conclusions made in this justification with adequate data and 
analysis. 

H. Planninq Communities/Communit~ 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. 

Not Applicable 
Alva Community Plan area [Lee Plan Objective 26.71 
Buckingham Planning Community [Lee Plan Objective 17.71 
Caloosahatchee Shores Community Plan area [Lee Plan Objective 21.61 
Captiva Planning Community [Lee Plan Policy 13.1.81 
North Captiva Community Plan area [Lee Plan Policy 25.6.21 
Estero Planning Community [Lee Plan Objective 19.51 
Lehigh Acres Planning Community [Lee Plan Objective 32.121 
Northeast Lee County Planning Community [Lee Plan Objective 34.51 
North Fort Myers Planning Community [Lee Plan Policy 28.6.11 
North Olga Community Plan area [Lee Plan Objective 35.101 
Page Park Community Plan area [Lee Plan Policy 27.10.11 
Palm Beach Boulevard Community Plan area [Lee Plan Objective 23.51 
Pine Island Planning Community [Lee Plan Objective 14.71 
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AFFIDAVIT 

I, John Gnaaev , celtify that I am the owner or authorized 
representative of the property described herein, and that all answers to the questions In this 
appiicatlon and any sketches, data, or other supplementery matter attached to and made a part 
of this appllcetlon, are honest and true to the best of my knowledge and belief. I also autho- 
B e  staff of Lae Countv Communitv D e v w  to enter uDon the omoertv durlna n d  

hours for the Dumse of i n v e s t i a a t i ~ d  evaluatina the reauest made throuah this 
w c a t i o n .  

John Gnaaev 
Prlnted Name of Applicant 

STATE OF FLORIDA 
COUNTY OF LEE 



ADDITIONAL AGENTS 

Company Name: 
Contact Person: 

Address: 
City, State, Zip: 

Phone Number: 

Company Name: 

Contact Person: 
Address: 
city, State, Zip: 

Phone Number: 

Henderson, Franklin, Starnes & Holt, P.A. 
Russell Schropp 
171 5 Monroe Street 
Fort Myers, FL 33902 

Company Name: 
Contact Person: 

Address: 
City, State, Zip: 

Phone Number: 

239-344-1 280 

TR Transportation Consultants, Inc. 
Ted Treesh 
2726 Oak Ridge Ct. STE 503 
Fort Myers, FL 33901 

Email: I 

Company Name: 
Contact Person: 

Address: 

City, State, Zip: 
Phone Number: 

Email: I Russell.Schropp@henlaw.com 

239-278-3090 

Email: I 

Company Name: 

Contact Person: 
Address: 

City, State, Zip: 
Phone Number: 

Page I 

Email: I tbt@,trtrans.net 

Email: I 

Company Name: 
Contact Person: 

Address: 

City, State, Zip: 
Phone Number: Email: I 



Treeline 200 
(CPA2015-00004) 

I I .A. 1 

VARIANCE REPORT & 

MAILING LABELS 



VARIANCE REPORT 



Lee County Property Appraiser 

Kenneth M. Wilkinson, C.F.A. 

GIs Department / Map Room 

Phone: (239) 533-6159 @ Fax: (239) 533-6139 eMail: MapRoom@LeePA.org 

VARIANCE REPORT 

Date of Report: 4/10/2015 10:42:26 AM 
Buffer Distance: 750 ft 
Parcels Affected: 39 
Subject Parcels: 23-45-25-00-00001.0000 

E AND ADD- v - r!!mxuU 
BJ HOLDINGS OF FORT MYERS LLC 14-45-25-00-00008.0000 SW 114 OF SW 114 LESS E 60 2 
4245 FOWLER ST 72850 TREELINE AVE FT 
FORT MYERS, FL 33901 FORT MYERS FL 33913 

STATE OF FL DOT 22-45-25-00-00008.0000 REMAINDER PARCEL SEC 22 3 
PO BOX 1249 10041 DANIELS PKWY LESS 1-75 DESC OR 10561360 
BARTOW, FL 33831 FORT MYERS FL 33913 (1-75@ DANIELS REST AREA) 

ARBORWOOD CDD 23-45-25-00-00001,0010 PARCEL IN NW 114 OF SECTION 4 
RICK WOODVILLE ACCESS UNDETERMINED AS DESC IN OR 4846 PG 4109 
STE 340 FORT MYERS FL 
1060 MAITLAND CENTER COMMONS 
MAITLAND, FL 32751 
D + K INVESTMENT HOLDINGS LLC 23-45-25-01-00001 .OOOO SABAL RIDGE UNREC 5 
18870 SERENOA CT 132791281 TREELINE AVE OR 966 PG 452 
ALVA, FL 33920 FORT MYERS FL 33913 TRACT 1 

BJ HOLDINGS OF FORT MYERS LLC 23-45-25-0 1-00008.0000 SABAL RIDGE UNREC 6 
4245 FOWLER ST 10290 VISION LN OR 966 PG 452 TRACT 8 
FORT MYERS, FL 33901 FORT MYERS FL 33913 LESS RNV OR 222410450 + LESS ROW 

OR 378713854 
BJ HOLDINGS OF FORT MYERS LLC 23-45-25-01-00009.0000 SABAL RIDGE UNREC 7 
4245 FOWLER ST 13380 CHANA CT OR 966 PG 452 TRACT 9 
FORT MYERS, FL 33901 FORT MYERS FL 33913 LESS RNV OR 222410455 + LESS ROW 

OR 378713854 
ARBORWOOD CDD 23-45-25-00-00001.0030 PARCEL IN NW 114 OF SECTION 8 
RICK WOODVILLE ACCESS UNDETERMINED AS DESC IN OR 4846 PG 4109 
STE 340 FORT MYERS FL 
1060 MAITLAND CENTER COMMONS 
MAITLAND, FL 32751 
ARBORWOOD CDD 23-45-25-P1-0060D.2000 SOMERSET AT THE PLANTATION 9 
RICK WOODVILLE SUBMERGED PARCEL TWO 
STE 340 FORT MYERS FL DESC IN INST#2006-277981 
1060 MAITLAND CENTER COMMONS TRACT D-20 
MAITLAND, FL 32751 
CENTEX HOMES 14-45-25-PI -0060G.0010 SOMERSET AT THE PLANTATION 10 
10500 DARTINGTON DR 12623 TREELINE AVE110500 PARCEL TWO DESC IN INST#2006- 
FORT MYERS, FL 33913 DARINGTON DR 277981 

FORT MYERS FL 33913 TRACTS G-1 THRU G-8 LESS PT OF TR 
G-1 
AS DESC IN INST #2011000056589 

ARBORWOOD CDD 14-45-25-PI-006OC.0060 SOMERSET AT THE PLANTATION 11 
RICK WOODVILLE SOMERSET @ PLANTATION PARCEL TWO 
STE 340 TRACT C6 DESC IN INST#2006-277981 
1060 MAITLAND CENTER COMMONS FORT MYERS FL TRACT C-6 
MAITLAND, FL 32751 
ARBORWOOD CDD 23-45-25-PI -0060C.0070 SOMERSET AT THE PLANTATION 12 
RICK WOODVILLE RESERVED PARCEL TWO 
STE 340 FORT MYERS FL DESC IN INST#2006-277981 
1060 MAITLAND CENTER COMMONS TRACT C-7 
MAITLAND, FL 32751 
DP-TA ASSOCIATES LTD 23-45-25-06-00000,0010 ARBORWOOD VILLAGE 13 
703 WATERFORD WAY STE 800 13600 GOLDENWOOD DR DESC IN INST#2007-19462 
MIAMI, FL 33126 FORT MYERS FL 33913 LOT 1 

HII aata IS current at tlme or pnntlng ana suojecc to cnange wltnout notlce. 
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MF - - MAPINDEX 
FIFTH THIRD BANK 23-45-25-06-00000.0050 ARBORWOOD VILLAGE 14 
MD I OATA1 CORP FAC 13581 GOLDENWOOD DR DESC IN INST#2007-19462 
38 FOUNTAIN SQUARE PLZ FORT MYERS FL 33913 LOT 5 
CINCINNATI, OH 45263 
DP-TA ASSOCIATES LTD 23-45-25-06-00000.0060 ARBORWOOD VILLAGE 15 
703 WATERFORD WAY STE 800 13561 GOLDENWOOD DR DESC IN INST#2007-19462 
MIAMI, FL 33126 FORT MYERS FL 3391 3 LOT 6 

WACHOVIA BANK NA 23-45-25-06-00000.0070 ARBORWOOD VILLAGE 16 
THOMSON REUTERS 13541 GOLDENWOOD DR DESC IN INST#2007-19462 
PO BOX 2609 FORT MYERS FL 33913 LOT 7 
CARLSBAD, CA 92018 
DP-TA ASSOCIATES LTD 23-45-25-06-00000.0080 ARBORWOOD VILLAGE 17 
703 WATERFORD WAY STE 800 13521 GOLDENWOOD DR DESC IN INST#2007-19462 
MIAMI, FL 33126 FORT MYERS FL 33913 LOT 8 

LEE COUNTY 23-45-25-06-00000.0090 ARBORWOOD VILLAGE 18 
PO BOX 398 13501 GOLDENWOOD DR DESC IN INST#2007-19462 
FORT MYERS, FL 33902 FORT MYERS FL 33913 LOT 9 

ARBORWOOD VILLAGE COMMERCIAL 23-45-25-06-0000A.OOCE ARBORWOOD VILLAGE 19 
703 WATERFORD WAY STE 800 RIGHT OF WAY DESC IN INST#2007-19462 
MIAMI, FL 33126 FORT MYERS FL TRACT A 

ARBORWOOD VILLAGE COMMERCIAL 23-45-25-06-000A1.00CE ARBORWOOD VILLAGE 20 
703 WATERFORD WAY STE 800 RIGHT OF WAY DESC IN INST#2007-19462 
MIAMI, FL 33126 FORT MYERS FL TRACT A-1 

ARBORWOOD VILLAGE COMMERCIAL 23-45-25-06-0000B.OOCE ARBORWOOD VILLAGE 21 
703 WATERFORD WAY STE 800 HDR: ARBORWOOD VILLAGE DESC IN INST#2007-19462 
MIAMI, FL 33126 TRACT B TRACT B 

FORT MYERS FL 

ISLANDS l AT SOMERSET 
5801 PELICAN BAY BLVD STE 600 
NAPLES, FL 34108 

RACETRAC PETROLEUM INC 
PO BOX 56607 
ATLANTA, GA 30343 

DP-TA ASSOCIATES LTD 
703 WATERFORD WAY STE 800 
MIAMI, FL 33126 

14-45-25-P4-00700.00CE ISLANDS I AT SOMERSET 22 
ISLANDS I @ SOMERSET C/E DESC IN INST#2007-82396 
FORT MYERS FL COMMON ELEMENT 

23-45-25-08-00000.0020 ARBORWOOD VILLAGE II 23 
13631 GOLDENWOOD DR AS DESC IN 1NST#2009000100646 
FORT MYERS FL 33913 LOT 2 

23-45-25-08-00000.0030 ARBORWOOD VILLAGE II 24 
13601 GOLDENWOOD DR AS DESC IN 1NST#2009000100646 
FORT MYERS FL 3391 3 LOT 3 

FRYZEL BRIAN M + CHRISTINA L 23-45-25-P1-00704.0101 ISLANDS I AT SOMERSET 25 
91 5 ELM ST 13018 PENNINGTON PL #I01 DESC IN INST#2007-82396 
WESTERN SPRINGS, IL 60558 FORT MYERS FL 33913 PH 1004 BLDG 1004 UNIT 101 

MACDONALD YOON H TR 23-45-25-PI-00704.01 02 ISLANDS I AT SOMERSET 25 
13018 PENNINGTON PL#102 13018 PENNINGTON PL #I02 DESC IN lNST#2007-82396 
FORT MYERS, FL 33913 FORT MYERS FL 33913 PH 1004 BLDG 1004 UNIT 102 

PIAZZA VINCENT A + 23-45-25-P1-00704.0201 ISLANDS I AT SOMERSET 25 
13018 PENNINGTON PL #201 13018 PENNINGTON PL #201 DESC IN INST#2007-82396 
FORT MYERS, FL 33913 FORT MYERS FL 33913 PH 1004 BLDG 1004 UNIT 201 

MACDONALD YOON HI TR 
13018 PENNINGTON PL 102 
FORT MYERS, FL 33913 

KIRK ROBERT 0 + 
PO BOX 552 
SOUTH EASTON, MA 02375 

PICKHOVER GUY B + KIM 
13034 PENNINGTON PL #I02 
FORT MYERS, FL 33913 

23-45-25-P 1-00704.0202 ISLANDS I AT SOMERSET 25 
13018 PENNINGTON PL #202 DESC IN INST#2007-82396 
FORT MYERS FL 33913 PH 1004 BLDG 1004 UNIT 202 

23-45-25-PI-00705.01 01 ISLANDS I AT SOMERSET 26 
13034 PENNINGTON PL #I01 DESC IN INST#2007-82396 
FORT MYERS FL 33913 PH 1005 BLDG 1005 UNIT 101 

23-45-25-P1-00705.0102 ISLANDS I AT SOMERSET 26 
13034 PENNINGTON PL #lo2 DESC IN INST#2007-82396 
FORT MYERS FL 33913 PH 1005 BLDG 1005 UNIT 102 

SANGUlNE LEN + ILETA 23-45-25-P1-00705.0201 ISLANDS I AT SOMERSET 26 
13491 SABAL POINTE DR 13034 PENNINGTON PL #201 DESC IN INST#2007-82396 
FORT MYERS, FL 33905 FORT MYERS FL 33913 PH 1005 BLDG 1005 UNIT 201 

MYERS RONALD + 23-45-25-PI-00705.0202 ISLANDS I AT SOMERSET 26 
2579W TOWNE ST 13034 PENNINGTON PL #202 DESC IN INST#2007-82396 
ANN ARBOR, MI 48103 FORT MYERS FL 33913 PH 1005 BLDG 1005 UNIT 202 

HORNUNG MICHAEL F + CAROLYN B 23-45-25-PI-00706.01 01 ISLANDS I AT SOMERSET 27 
16061 BENTWOOD PALMS DR 13050 PENNINGTON PL#101 DESC IN INST# 2007000134887 
FORT MYERS, FL 33908 FORT MYERS FL 33913 PH 1006 BLDG 1006 UNIT 101 

All data is current a t  time of printing and subject to change without notice. 
THE INFORMATION CONTAINED I N  THIS REPORT I S  GOVERNED BY FLORIDA STATUTE 119.071 
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NAMF 4hlpD- - - NAPlNDEX 
RIVARD ROGER G + JULIE A 23-45-25-PI-00706.01 02 ISLANDS I AT SOMERSET 27 
518 DORSET PARK 13050 PENNINGTON PL #I02 DESC IN INST# 20070001 34887 
TECUMSEH, ON N8N 3J1 FORT MYERS FL 33913 PH 1006 BLDG 1006 UNIT 102 
CANADA 
DAVIS MARY ANN 23-45-25-PI-00706.0201 ISLANDS I AT SOMERSET 27 
11 522 WATERHAVEN CT 13050 PENNINGTON PL #201 DESC IN INST# 2007000134887 
RESTON, VA 20190 FORT MYERS FL 33913 PH 1006 BLDG 1006 UNIT 201 

WORRALL STEVE K + WENDY S 23-45-25-P1-00706.0202 ISLANDS I AT SOMERSET 27 
240 TAYLOR JAMES BLVD 13050 PENNINGTON PL #202 DESC IN INST# 20070001 34887 
WADSWORTH, OH 44281 FORT MYERS FL 33913 PH 1006 BLDG 1006 UNIT 202 

FlGURELLl KENNETH E 14-45-25-P4-00707.0101 THE ISLANDS I AT SOMERSET 28 
13064 PENNINGTON PL # 101 13064 PENNINGTON PL #lo1 AS DESC IN INST# 2007000354710 
FORT MYERS, FL 33913 FORT MYERS FL 33913 PH 1007 BLDG 1007 UNIT 101 

WILKINS CINDY 14-45-25-P4-00707.0102 THE ISLANDS I AT SOMERSET 28 
2405 DOUGLASS GLEN LN 13064 PENNINGTON PL #I02 AS DESC IN INST# 2007000354710 
FRANKLIN, TN 37064 FORT MYERS FL 33913 PH 1007 BLDG 1007 UNIT 102 

ASKlN BEVERLY J 14-45-25-P4-00707.0201 THE ISLANDS I AT SOMERSET 28 
13064 PENNINGTON PL APT 201 13064 PENNINGTON PL #201 AS DESC IN INST# 2007000354710 
FORT MYERS, FL 33913 FORT MYERS FL 33913 PH 1007 BLDG 1007 UNIT 201 

SMITH DAVID S 14-45-25-P4-00707.0202 THE ISLANDS I AT SOMERSET 28 
13064 PENNINGTON PL #202 13064 PENNINGTON PL #202 AS DESC IN INST# 2007000354710 
FORT MYERS, FL 3391 3 FORT MYERS FL 33913 PH 1007 BLDG 1007 UNIT 202 

39 RECORDS PRINTED 
All data is current a t  time of printing and subject to change without notice. 
THE INFORMATION CONTAINED I N  THIS REPORT I S  GOVERNED BY FLORIDA STATUTE 119.071 
(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBUC RECORDS). Page 3 of 3 
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PROPOSED TEXT AMENDMENTS 



WALDROP EN 
CIVIL ENGINEERlNG & LAND DEVELO 

TREELINE 200 Comprehensive Plan Amendment 
Proposed Text Amendments 

OBJECTIVE 1.3: INTERSTATE HIGHWAY INTERCHANGE AREAS. Designate on the Future Land Use Map 
specialized categories for land adjacent to the interchanges of Interstate 75. It is important to make 
maximum beneficial use of these critical access points and at the same time avoid irreconcilable 
conflicts between competing demands, such as through traffic vs. local traffic, conservation vs. 
development, commercial development vs. industrial development, and tourist commercial facilities 
vs. general shopping facilities. Development in these areas must minimize adverse traffic impacts and 
provide appropriate buffers, visual amenities, and safety measures. Each interchange area is 
designated for a specific primary role: General, General Commercial, Industrial Commercial, Industrial, 
University Village, and Mixed Use. Residential uses are only permitted in these categories in 
accordance with Chapter Xlll or as provided in Policy 1.3.2. These areas are also considered Future 
Urban Areas. 

POLICY 1.3.2: The General Interchange areas are intended primarily for land uses that serve the 
traveling public: service stations, hotel, motel, restaurants, and gift shops. But because of their 
location, market attractions, and desire for flexibility, these interchange uses permit a broad range of 
land uses that include tourist commercial, general commercial, light industrial/commerciaI, and multi- 
familv dwelling units. The standard densitv range is from eight dwelling units per acre (8 dulacre) to  
fourteen dwelling units per acre (14 dulacre). Maximum densitv is twenty-two dwelling units per acre 
(22 dulacre). 

Treeline 200 
CPA2015-00006 

Page 1 of 1 



TABLE l(a) 

SUMMARY OF RESIDENTIAL DENSITIES' 

CLARIFICTIONS AND EXCEPTIONS 

FUTURE LAND USE 
CATEGORY 

Intensive Development 
Central Urban 
Urban ~ o i n m u n i t ~ ~ ' ~  
Suburban 
Outlying Suburban 
Sub-outlying Suburban 
~ u r a l  O 

Outer Islands 
Rural Community preserve6 
Open ~ a n d s ~  
Density ReductionIGroundwater 
Resource 
wetlandss 
New Co~ninunity 
University Coininunity9 
Destination Resort Mixed Use 
Water ~ e ~ e n d e n t "  

Burnt Store Marina village" 

General Interchange 

'See the glossary in Chapter XI1 for the full definition of "density". 
'Except in the General Interchange future land use category aAdherence to rninirnuln densities is not inandato~y but is 
recom~nended to promote compact development. 

;These maximum densities may be permitted by transferring density from non-contiguous land through the provisions of the 
Housing Density Bonus Ordinance (No. 89-45, as amended or replaced) and the Transfer of Development Rights Ordinance 
(No. 86-1 8, as amended or replaced). 
4Witl~in the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 dwelling units per gross 
acre must "acquire" the density above 3 dwelling units per gross acre utilizing TDRs that were created from Greater 
Pine Island Coastal Rural or Greater Pine Island Urban Categories. 
jIn all cases on Gasparilla Island, the maximum density must not exceed 3 duiacre. 
6Within the Buckingham area, new residential lots must have a minilnun of 43,560 square feet. 
'The ~naxiinum density of 1 unit per 5 acres can only be approved through the planned develop~nent process (see Policy 
1.4.4), except in the approximately 135 acres of land lying east of US41 and north of Alico Road in the nortllwest 
comer of Section 5, Township 46, Range 25. 
8Higher densities may be allowed under the followi~lg circu~nstances where wetlands are preserve on the subject site: 
(a) If the dwelling units are relocated off-site through the provision of Transfer of Develop~nent Rights Ordinance (86- 

18, as amended or replaced); or 
(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive Development, Central 

Urban, Urban Community, Suburban, Sub-outlying Suburban, from preserved freshwater wetlands at the same 

BONUS DENSITY 

MAXIMUM TOTAL 
DENSITY~ 

(Dwelling Units per Gross 
Acre) 

22 
15 
10 

No Bonus 
No Bonus 
No Bonus 
No Bonus 
No Bonus 
No Bonus 
No Bonus 

No Bonus 
No Bonus 
No Bonus 
No Bonus 

No Bonus 

No Bonus 

- 22 

STANDARD OR BASE DENSITY 

MINIMUM' 
(Dwelling Units 
per Gross Acre) 

8 
4 
1 
1 
1 
1 

No Minimum 
No Minimum 
No Minilnuin 
No Miniinu~n 

No Minimum 
No Minimum 

1 
1 

6 

No Minimum 

- 8 

RANGE 
MAXIMUM 

(Dwelling Units per 
Gross Acre) 

14 
10 
6 
6 
3 
2 
1 
1 
1 

1 dul5 acres 

1 dull0 acres 
1 du120 acres 

6 
2.5 

9.36 
160 Dwelling Units; 

145 Hotel Units 

- 14 



underlying density as permitted for those uplands. Impacted wetlands will be calculated at the standard Wetlands 
density of 1 dwelling units per 20 acres. Planned Developments or Development Orders approved prior to October 
20,2010 are permitted the density approved prior to the adoption of CPA2008-18. 

90verall average density for the University Village sub-district must not exceed 2.5 dulacre. Clustered densities within 
the area may reach 15 dulacre to accoininodate university housing. 
1°In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator Slough, the 
inaxi~num density is 1 du12.25 acres. 
llOverall nuinber of residential dwelling units is limited to 271 units in the Destination Resort Mixed Use Water 
Dependent district. 
12The residential dwelling units and hotel development portions of this redevelopment project must be located outside 
of the designated Coastal High Hazard Area in accordance with Lee Plan, Map 5. 
I3See Policies 33.3.2, 33.3.3, and 33.3.4 for potential density adjustinents resulting from concentration or transfer of 
development rights. 



TABLE 1{b) 
Year 2030 Allocations 

[Proposed Amendment in -/Underline Format1 

JW 2914 (Amwlds4 by Brdtnnnce No. DZ-02.83.19,05-19.07-18.0915.0€-16.1015,1&16. Im, IW, 1614) 



TABLE l(b) 
Year 2030 Allocations 

* Population for Unincorporated Area of Lee County 

July 2014 (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) Table l(b) - Page 2 of 2 
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EXHIBIT IV.A.2 @ CURRENT FUTURE LAND USE MAP 
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EXHIBIT IV.A.4 
EXISTING LAND USE MAP I 
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EXHIBIT IV.A.5 
EXISTING ZONING MAP 
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DESCRIPTION 



ML THE FOLLOWIW DOCUMENTS, LISTED IN T?JLE ~ T I F I C A T I O N ,  ZWLLC 
MLVATORI. WOOD, BUCKEL, CARMIMAR 6 LOllES DATE EFFECVAE JUNE 9.2015 

23-45-25-00-00001 0 0  

23-45-25-00-00001.0010 

INSTRUMENT 2007000019462 
23-45-25-06-00000 0010 

0 'PO 

LEGEND 
L l  = FOUND PRMPCP - SET IRON ROD AND CAP 

= ELECTRIC BOX 
0 = unuv POLE 

= GUY MRE 
w = WATER VALVE 
Q = FIRE HYDRANT 

.Q = STREET UGHT 

P.O.B. = POINT OF BEGINNING 
P.O.C. = POINT OF COMMENCEMENT 

PRM = PERMANENT REFERENCE MARKER 
PCP = PERMANENT CONTROL POINT 



*** THIS IS NOT A SURVEY*** 



CURVE ARC LENGTH RADIUS DELTA ANGLE CHORD BEARING CHORD LENGTH 
C1 2 1 2-84' 1 262.50' 9'39'34" S 08'39'18* W 212.59' 
C2 31 9.81 ' 1 273.50' 1 4'23'1 8" S 0543'28" E 31 8.97' 
C3 47.63' 35.00' 7758'1 5" S 26'04'01 * W 44.04' 
C4 195.90' 158.00' 71'02'1 6" S 26'00'55" W 183.59' 
C5 -23o.00'- 156.24' 
C6 41.71 ' 50.00' 47' 47' 3 7" N 2553'49" E 40.51' 
C7 146-68' 300.00' 28'00'50" N 1400'25" E 145.22' 
C8 68.00' 1 00 .OO' 38'57'32'' N 4729'36" E 66.69' 
C9 200.79' 200 ,001 5731 ' 16" N 38'12'44" E 192.46' 
C10 105.06' 1492.50' 401'59" N 1 1'28'06" E 105.04' 



&€-TIION 
@ A  P A R d E L L W m  

SECmON 23, TU- 43 SOUTH, MAE25 EASI, 
LEECOUNW, -0.4 

DESCRIPTION OF A PARCEL OF LAND LYlNG IN 
SECTION 23, TOWNSHIP 45 SOUTH, RANGE 25 EAST, 

LEE COUNTY, FLORIDA 
(TREELINE 200 LLC) 

A PARCEL OF LAND LYING IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 23, TOWNSHIP 45 
SOUTH, RANGE 25 EAST, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAlD SECTION 23; THENCE M 88"90'10" E, ALONG THE NORTH 
LINE OF THE NORTHWEST QUARTER (NW '/r) OF SAlD SECTION 23, A DISTANCE OF 1000.86 FEET; THENCE S 1 01n19'50.EADISTANCEOF335.79FEtTTOTHEPOlMOFBEGINNING; 

THENCE S 77"12'50* E A DISTANCE OF 230.02'; THENCE S 13'29'05" W A DISTANCE OF 293.55'; THENCE WITH A 
CURVE TURNING TO THE LEFT WITH AN ARC LENGTH OF 212.84', WITH A RADIUS OF 1262.50', WlTH A DELTA 
ANGLE OF 09'39'34", WlTH A CHORD BEARING OF S 08'39'18" W, WlTH A CHORD LENGTH OF 212.59,; THENCE S 
14'33'39" W A DISTANCE OF 53.27'; THENCE WlTH A CURVE TURN tNG TO THE LEFT WITH AN ARC LENGTH OF 
31 9.811, WlTH A RADIUS OF 1273.50', WITH A DELTA ANGLE OF 14'23'1 a", WITH A CHORD BEARING OF S 05'43'28" 
E, WlTH A CHORD LENGTH OF 318.97,; THENCE S 12'55'07" E A DISTANCE OF 40.55'; THENCE WfTH A CURVE 
TURNING TO THE RIGHT WITH AN ARC LENGTH OF 47.83, WlTH A RADIUS OF 35.00, WlTH A DELTA ANGLE OF 
7738'15, WITH A CHORD BEARING OF S 26'04'01" W, WITH A CHORD LENGTH OF 44.04',; IMENCE S 65'03'09" W 
A DISTANCE OF 25.93'; THENCE WlTH A CURVE TURNING TO THE LEFT WlTH AN ARC LENGTH OF 195.90', WITH 
A RADIUS OF 158.00', WlTH A DELTA ANGLE OF 71 "02'16", WITH A CHORD BEARING OF S 29'00'55" W, WITH A 
CHORD LENGTH OF 183.59,; THENCE WITH A REVERSE CURVE TURNING TO THE RlGHT WlTH AN ARC LENGTH 
OF 156.24, WITH A RADIUS OF 230.00', WITH A DELTA ANGLE OF 38'55'18, WlTH A CHORD BEARING OF S 
W5ir26" W, WlTH A CHORD LENGTH OF 153.25',; THENCE S 29"25'05' W A DISTANCE OF 2959'; THENCE S 
89"26'26" W A DISTANCE OF 420.08'; THENCE N 33*24'M4' W A DISTANCE OF 38.85'; THENCE WITH A CURVE 
TURNING TO THE LEFT WITH AN ARC LENGTH OF 41-71', WITH A RADIUS OF 5 0 . 0 ~ ~  wrrH A DELTA ANGLE OF 
4f'47'3f", WlTH A CHORD BEARING OF N 23"53'4gW E, WlTH A CHORD LENGTH OF 40.511,; THENCE N 00°00'00" W 
A DISTANCE OF 236.22'; THENCE WlTH A CURVE TURNING TO THE RIGHT WlTH AN ARC ENGTH OF 148.68', 
WITH A RADIUS OF 300.00', WlTH A DELTA ANGLE OF 28"00150, WlTH A CHORD BEARING OF N 14'00'25" E, WITH 
A CHORD LENGTH OF 545.22',; MENCE N 28"00'50" E A DISTANCE OF 161 -60'; THENCE WITH A CURVE TURNING 
TO THE RIGHT WlTH AN ARC LENGTH OF 68.00, WlTH A RADIUS OF 1 OO.OO1, WITH A DELTA ANGLE OF 3Ba57'32", 
WlTH A CHORD BEARING OF N 47'29'36" E, WlTH A CHORD LENGTH OF 86.69',; THENCE N W58'22" E A DISTANCE 
OF 46.99'; THENCE WlTH A CURVE TURNING TO THE LEFT WlTH AN ARC LENGTH OF 200.79', WITH A RADIUS OF 
200.00', WlTH A DELTA ANGLE OF 57"31'16", WITH A CHORD BEARING OF N 3892'44" E, WlTH A CHORD LENGTH 
OF 192.48,; THENCE N 09'27'06" E A DISTANCE OF 163.93'; THENCE WITH A CURVE TURNING TO THE RIGHT 
WlTH AN ARC LENGTH OF 105.06', WITH A RADIUS OF 1492.50', WlTH A DELTA ANGLE OF 04"01159", WlTH A 
CHORD BEARING OF N 1 1°28'06" E, WITH A CHORD LENGTH OF 105.04,: THENCE N 13"28'58" E A DISTANCE OF 
290.74' TO THE POINT OF BEGINNING; 

CONTAlNlNG 10.98 ACRES, MORE OR LESS. 

SUBJECT TO EASEMENTS, RESTRICTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY (RECORDED AND 
UNRECORDED, WRITTEN AND UNWRITTEN) 

BEARINGS ARE BASED ON THE NORTH LINE OF THE NORTHWEST QUARTER OF SECTION 23, TOWNSHIP 45 
SOUTH, RANGE 25 EAST, AS BEARING N 88"10'1OW E. 

SHEET 3 OF 3 
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WARRANTY DEED 



INSTR # 2014000202095, Doc Type D, Pages 3 ,  Recorded 10/01/2014 a t  02:14 PM, 
L inda  Dogge t t ,  Lee County C l e r k  of C i r c u i t  C o u r t ,  Rec. Fee  $27.00 Deputy 
C l e r k  ERECORD 

Prepared without review or ooinion of title 
and return to: 
Leo J. Sahatori 
Attorney at Law 
Salvatori, Wood, Buckel, Carmichael & Lottes 
9132 Strada Place Fourth Floor 
Naples, FL 34108 
239-552-4100 

Parcel Identification Number: 
[Space Above ?%is Line For Recording Data] 

CORRECTIVIE 
Special Warranty Deed 

This Warranty Deed made this day o&-fi~Mfi~&.Z014 between Robert Paul Hardy, a 
married man, whose post oftice address is 6040 Autumn Oaks Lane, Naples, FL 34119, grantor, and 
TREELINE 200, LLC, a Florida limited liability company, whose post office address is 12801 Renaissance 
Way, Fort Myers, Florida 33912, grantee: 

(Wlicncver used lierein llic ternas "granlor" and "grantee" include all tlrc parties lo this inslrumenl and the heirs. kgal representslives. and assigns 
of individuals, and the successors and =signs of corporations, trusts end Lruslees) 

Witnesseth, that said grantor, for and in consideration ofthe sum of TEN AND NO/lOD DOLLARS ($10.00) and 
other good and valuable considerations to said grantor in hand paid by said grantee, the receipt whereof is hereby 
acknowledged, has granted, bargained, and sold to the said grantee, and grantee's heirs and assigns forever, the 
following described land, situate, lying and being in Lee County, Florida to-wit: + 

SEE ATTACHED EXHIBIT A LEGAL DESCRIPTION. 

Subject to real estate taxes for the year 2014, and all subsequent years. 

Grantor warrants that at the time of this conveyance, the subject property is not the 
Grantor's homestead within the meaning set forth in the constitution of the state of Florida, 
nor is it contiguous to or a part of homestead property. Grantor's residence and homestead 
address is: 6040 Autumn Oaks Lane, Naples, Florida 34119. 

THIS CORRECTIVE DEED IS BEING RECORDED TO CORRECT A SCRIVENER'S 
ERROR IN THE NAME OF THE GRANTEE IN THAT CERTAIN SEPCIAL 
WARRANTY DEED RECORDED ON AUGUST 18, 2014 UNDER CLERK'S 
INSTRUMENT NUMBER 2014000170362. 

Together with all the tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining. 

To Have and to Hold, the same in fee simple forever. 

And the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in  fee simple; 
that the grantor has good right and lawful authority to sell and convey said land; that the grantor hereby fully 
warrants the title to said land and will defend the same against the lawful claims of all persons whomsoever; and that 
said land is Free of all encumbrances, except taxes accruing subsequent to . 

Prolaw: 1041810-2 
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in Witness Whereof, grantor has hereunto set grantor's h 

Signed, sealed and delivered in our presence: 

/' 
i 
\ 

State of Florida 
County of Collier 

The foregoing instrument was acknowledged befo~ 
who [XI is personally known or [ ] has produced a 

[Notary Seal] 

r me this @dG o f 2 p k k ' p - ,  20 14 by Robert Paul Hardy, 
driver's license as Nntific tion. - 

Printed Name: 
J 

My Commission Expires: 4 1 . 7 ld 7 



INSTR # 2 0 1 4 0 0 0 2 0 2 0 9 5  Page Number:  3 of 3 

A PARCEL OF LAND LYING IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 23, 
TOWNSHlP 45 SOUTH, RANGE 25 EAST, BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAlD SECTION 23; THENCE N 88"10'101' El 
ALONG THE NORTH LINE OF THE NORTHWEST QUARTER (NW %) OF SAlD SECTION 23, A 
DISTANCE OF 1000.86 FEET; THENCE S 07'49'50" E A DISTANCE OF 335.79 FEET TO THE POlNT 
OF BEGINNING ; 

THENCE S 77"13'06" E A DISTANCE OF 17,49 FEET; THENCE S 03"27'27" E A DISTANCE OF 98.06 
FEET; THENCE S 00'00'00" E A DISTANCE OF 42,&3 FEET; THENCE S 00°43'00" W A DISTANCE OF 
49.70 FEET; THENCE S 07O04'20" W A DISTANCE OF 98.74 FEET; THENCE S 00°50'13" E A 
DISTANCE OF 84.87 FEET; THENCE S 00'00'00" E A DISTANCE OF 52.58 FEET; THENCE S 
0Z015'49" E A DISTANCE OF 146.20 FEET; THENCE S 02"29'29" E A DISTANCE OF 112,04 FEET: 
THENCE S 00b53'46" E A DISTANCE OF 157.52 FEET; THENCE S 00"00'00" E A DISTANCE OF 18,34 
FEET TO THE BEGINNING OF A CURVE TO THE RIGHT HAVING A RADIUS OF 60.00 FEET; 
THENCE ALONG THE ARC OF SAlD CURVE THROUGH A CENTRAL ANGLE OF 50°00'17" FOR 
52,36 FEET TO A POlNT OF REVERSE CURVE TO THE LEFT HAVING A RADIUS OF 114.00 FEET 
AND A CENTRAL ANGLE OF 84"14'28"; THENCE SOUTHERLY ALONG THE ARC FOR 167.61 FEET; 
THENCE S 34"14'11" E A DISTANCE OF 16,90 FEET TO THE POlNT OF CURVE ON A NON 
TANGENT CURVE TO THE LEFT, OF WHICH THE RADIUS POINT LlES S 44"31151" El A RADIAL 
DISTANCE OF 220,OO FEET; THENCE SOUTHERLY ALONG THE ARC, THROUGH A CENTRAL 
ANGLE OF 46'29'33'' FOR 178,52 FEET; THENCE S 01"01124" E A DISTANCE OF 54.09 FEET TO THE 
BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 220.00 FEET; THENCE ALONG THE 
ARC OF SAlD CURVE THROUGH A CENTRAL ANGLE OF IF08'51" FOR 58.16 FEET; THENCE S 
89'26'26" W A DISTANCE OF 379.04 FEET; THENCE N 33O24'44" W A DISTANCE OF 38.85 FEET TO 
THE POlNT OF CURVE OF A NON TANGENT CURVE TO THE LEFT, OF WHICH THE RADIUS POlNT 
LlES N 42'12'23' W, A RADIAL DISTANCE OF 50.00 FEET; THENCE NORTHEASTERLY ALONG THE 
ARC, THROUGH A CENTRAL ANGLE OF 47"47'37" FOR 41.71 FEET; THENCE N OOoOO'OO'l E A 
DISTANCE OF 236,22 FEET TO THE BEGINNING OF A CURVE TO THE RIGHT HAVING A RADIUS 
OF 300.00 FEET; THENCE ALONG THE ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 
28"00150" FOR 146.68 FEET; THENCE N 28"00150" E A DISTANCE OF 161.80 FEET TO THE 
BEGINNING OF A CURVE TO THE RIGHT HAVING A FNDIUS OF 100.00 FEET; THENCE ALONG 
THE ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 38"57'32" FOR 68.00 FEET; THENCE 
TQ66'58'22" E A DISTANCE OF 46.99 FEET TO THE BEGINNING OF A CURVE TO THE LEFT HAVING 
A MDIUS OF 200.00 FEET; THENCE ALONG THE ARC OF SAlD CURVE THROUGH A CENTRAL 
ANGLE OF 5791'16" FOR 200.79 FEET; THENCE N 09'27'06" E A DISTANCE OF 163.93 FEET TO 
THE BEGINNING OF A CURVE TO THE RlGHT HAVING A RADIUS OF 1492.50 FEET; THENCE 
ALONG THE ARC OF SAlD CURVE THROUGH A CENTRAL ANGLE OF 04"01159" FOR 105.06 FEET; 
THENCE N 13"29'05" E A DISTANCE OF 290.73 FEET TO THE POlNT OF BEGINNING. 

CONTAINING 7.54 ACRES, MORE OR LESS. 

SUBJECT TO EASEMENTS, RESTRICTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY 
(RECORDED AND UNRECORDED, WRITTEN AND UNWRITTEN) 

BEARINGS ARE BASED ON THE NORTH LINE OF THE NORTHWEST QUARTER OF SECTION 23, 
TOWNSHIP 45 SOUTH, RANGE 25 EAST, AS BEARING N 88"10110" E. 
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REVISED 

TRAFFIC ANALYSIS & RESPONSES 



2726 OAK RIDGE COURT,SUITE 503 
FORTMYERS,FL 33901-9356 

OFFICE 239.278 3090 
FAX 239.278 1906 

WWWTRTRANS.NET 

TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 
August 25,201 5 

Ms. Alexis Crespo, AICP 
Waldrop Engineering 
28 100 Bonita Grande Drive 
Bonita Springs, FL 34 135 

RE: Treeline 200 
DCI20 15-000 1 8/CPA00006 

Dear Ms. Crespo: 

TR Transportation Consultants, Inc. has reviewed the Traffic Impact Statement (TIS) 
comments issued by the Lee County Department of Comnunity Development for the 
proposed Asborwood Village CPD application. The comments and TR Transportation's 
response to those comments are listed below for reference. 

LC DOT Su ffiietzcy Checklist 
I .  The trzfJ;c circzrlatiotz analysis for this project Izas been .found iizs~$ficient for 

review by Lce Cotlizty DOT. Please iizclt~de 1-75 Tr~affic Circzilntion Ana[vsis as it is 
witlzin tlze 3-rnile radius area that is required. 

Table 1A and 2A have been revised to reflect the 2035 Level of Service on 1-75 and are 
attached for reference. 

LC ZTIS PD Applicafion Sufficiency Checklist 
2. kt/hy was i.rzedica1 ofice not ~rsed instead of general office? Medical oflce is 

permitted in tlze schedule o f  wes. Please I-evise. 

Why M'as no irztenzal capture redzlctioiz provided? Please revise. 

Table 2 fi-om the original analysis was revised to reflect the approved office uses as 
Medical Office uses. Table 4 was then also revised to reflect the even larger reduction in 
tiips that will be associated with the proposed rezoning. As in the previous report, a 
negative number in the resultant trip change shown in Table 4 indicates a reduction in 
peak hour and daily trips that will occur as part of this rezoning. 

An internal capture percentage was calculated consistent with NCHRP Report 684. The 
calculation sheets are attached for reference, Table 6 below identifies the net new trips 
after the internal capture reduction for the remainder of the CPD. Table 7 was then 
revised to reflect the total nuinber of new trips the remainder of the CPD, as amended, 
would add to the roadway network. 
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REVISED Table 2 
Trip Generation 

Based on Approved Zoning 

REVISED Table 4 
Trip Generation 

Proposed Land Use Designation 56 I 

(612 ALF Units) 
30 1 86 1 6 0 7 5 135 

REVISED Table 6 
Raw Trip Generation 
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REVISED Table 7 
Net New Trip Generation 

The volumes in the revised Table 7 were then utilized to update the Level of Service 
analysis on the sur~ounding roadway links. 

1 
I 

/ 

3. Tlze g~-o~'t l? rate 0 7 1  Treeliize Avenue shotild be used based or2 tlze cozlnt to tlze sozrtlz 
of Pelican Colony Boule\~ard. This will indicate positive growtlz on this liizl. 

Table 4A and Table 5A were revised to reflect the traffic data on Treeline Avenue south 
of Pelican Colony Boulevard. Both are attached for reference. 

Less Inte~nal 
Capture 

Less LUC 520 
Pass-By Trips 

Net New Trias 

4) No interfisection a~zalysis Mias provided as part of the proposed r-ezoiziizg. Tlze 
pr-oposed CPD, even as proposed to be amended, will still generate over 300 peak 
Izour, peak direction trips. Intel*sectiotz analysis shot~ld be provided to erzszrre that 
120 clzaizges will be needed. 

The access drive connections and turn lanes serving the CPD have been constructed 
based on the currently approved zoning. As demonstrated in this analysis, the rezoning of 
Tract #I  will effectively down zone the subject site. The reduction in PM peak hour trips 
generated by Tract #1 as a result of this rezoning is approximately 480 two-way PM peak 
hour trips (see Revised Table 4). All of the site access drives serving the CPD have turn 
lanes constructed. The intersection of Daniels Parkway and Treeline Avenue is 
constructed to it's rnaxiinuiu cross section in terms of turn lanes. With the opening of the 
1-75 Direct Connect to Southwest Florida International Airport, the volumes on Treeline 
Avenue south of Daniels, and subsequently the volume of turns occurring at the Daniels 
Parkway intersection, have substantially decreased (approximately 25% to 30% in 
volumes 011 Treeline south of Daniels Parkway). In addition, intersection analysis at the 
site access drive intersections will be completed at the time of local Development Order 
application for any development remaining within the CPD. Therefore, we respectively 
request that the require~nent for the intersection analysis be waived at this time. 

-3 6 

-3 5 

183 

-20 

-22 

104 

-56 

-57 

287 

-58 

-1 13 

358 

-65 

-122 

404 

-123 

-235 

, 762 

-1,277 

-2,630 
I 

7.703 
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If you have any additional questions, please do not hesitate to contact me. 

Sincerely, 

H 
Ted B. Treesh, PTP 
President 

Attachments 

K:EOISVJ5 Ma903 Treeline 200 Zaning!S~$lioie~$8-25-2OI5 Putliccincy R q w a  Cmpu.doc 



APPENDIX 



REVISED TABLES 1A & 2A 

ARBORWOOD CROSSING CPD FLUM 

2035 LOS ANALYSIS 



ROADWAY 

Daniels Pkwy 

Treeline Ave. 

1-75 

TABLE I A  
LEVEL OF SERVICE THRESHOLDS 
ARBORWOOD VILLAGE CPD FLUM 

ROADWAY SEGMENT 

FROM To 
Palomino Rd. 1-75 

1-75 Treeline Ave. 
Treeline Ave. Chamberlin Pkwy 

Daniels Pwky Colonial Blvd. 
Daniels Pwky Airport Connector 

Daniels Pkwy Colonial Blvd. 
Daniels Pkwy Alico Rd 

EXISTING CONDITIONS LOSA LOS B LOS C LOS D LOSE 

# Lanes Roadwav Desianation VOLUME VOLUME VOLUME VOLUME VOLUME 

6LD Controlled Access 0 430 3,050 3,180 3,180 

6LD Controlled Access 0 430 3,050 3,180 3,180 
6LD Controlled Access 0 430 3,050 3,180 3,180 

4LD Class 1 - Arterial 0 260 1,840 1,960 
4LD Controlled Access 0 270 1,970 2.100 

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

1-1 - Denotes the LOS Standard for each roadway segment 



ROADWAY SEGMENT 
ROADWAY - TO 
Daniels Pkwy Palomino Rd. 1-75 

1-75 Treeline Ave. 
Treeline Ave. Chamberlin Pkwy 

Treeline Ave. Daniels Pwky Colonial Blvd. 
Daniels Pwky Airport Connector 

1-75 Daniels Pkwy Colonial Blvd. 
Daniels Pkwy Alico Rd 

TABLE 2A 
ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

ARBORWOOD VILLAGE CPD FLUM 

2035 BACKGROUND 
PEAK DIRECTION 

2035 AADT 100TH HIGHEST PM PK HR TRAFFIC VOLUMES 
FSUTMS LCDOT PCS OR PEAKSEASON BACKGROUND K-100 HOUR PK DlR DIRECTIONAL PEAK NORTHIEAST SOUTHIWEST 
PSWDT FDOT SITE # FACTOR TRAFFIC FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME LOS VOLUME LOS 
78,660 31 1 124 69,982 0 0960 6.718 0 56 EAST 3762 F 2.956 C 
76,502 52 1 190 64,287 0 0950 6.107 0 56 EAST 3420 F 2,687 C 
71,604 52 1 190 60,171 0 0950 5,716 0 56 EAST 3201 F 2,515 C 

25,503 6 1 1.270 20,081 0.0930 1,868 0.57 NORTH 1065 C 803 C 
37,836 6 1 1.270 29,792 0.0930 2,771 0.57 NORTH 1579 C 1.192 C 

167901 120184 1.11 151262 0.09 13,614 0.58 NORTH 7896 F 5718 E 
126087 120184 1 .I 1 11 3592 0.09 10,223 0.58 NORTH 5929 E 4294 C 



REVISED TABLES 3A & 4A 

ARBORWOOD CROSSING CPD FLUM 

5-YEAR LOS ANALYSIS 



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

ARBORWOOD CROSSING CPD 

Revised 8-25-201 2 

TOTAL AM PEAK HOUR PROJECT TRAFFIC = 287 VPH IN= 183 OUT= 104 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 762 VPH IN= 358 OUT= 404 

PROJECT 

ROADWAY LOS A LOS B LOS C LOS D LOS E TRAFFIC NEW PROJ TRAFFIC PROJ, 

ROADWAY SEGMENT ------ CLASS VOLUME VOLUME VOLUME VOLUME VOLUME DISTRIBUTION AM PEAK PM PEAK LOS C 

Daniels Pkwy E. of Palomino 6LD 0 430 3,050 3,180 3,180 25% 46 101 3.31% 

E. of 1-75 6LD 0 430 3,050 3.180 3,180 30% 55 121 3.97% 

E. of Treeline Ave. 6LD 0 430 3.050 3,180 3,180 30% 55 121 3.97% 

E. of Chamberlin Pkwy 6LD 0 430 3,050 3,180 3,180 30% 55 121 3.97% 

Treeline Ave. N. of Site 

N. of Daniels Pkwy 

S. of Daniels Pkwy 

The Level of Service thresholds for all roadways were obtained from the Lee Countv Generalized Service Volume Table 

- Denotes a Significantly Impacted roadway segment 

Daniels Pkwy & Treeline Ave. south of Daniels are Controlled Access Facll~ties per Lee County BOCC 



TABLE 4A 
ARBORWOOD CROSSING CPD 

5-YEAR LEVEL OF SERVICE ANALYSIS 
Revised 8/25/2015 

rOTAL AM PEAK HOUR PROJECT TRAFFIC = 287 VPH IN= 183 OUT= 104 

rOTAL PM PEAK HOUR PROJECT TRAFFIC = 762 VPH IN= 358 OUT= 404 

2013 2020 2020 2020 

PK HR PK HR PK SEASON PROJECT BCKGRND BCKGRND 

SITE1 BASE YR 2014 YRS OF ANNUAL PK SEASON PEAK DIRECTION TRAFFIC AM PROJ PM PROJ + AM PROJ + PM PROJ 

ROADWAY SEGMENT STATION ADT ADT GROWTH RATE PEAK DIR. VOLUME @ DISTRIBUTION TRAFFIC TRAFFIC VOLUME LOS VOLUME a 
Daniels Pkwy E. of Palomlno 264 56,500 48,700 9 1.00% 2,309 2,476 C 25% 46 101 2,521 C 2,577 C 

E. of 1-75 52 54,200 44,800 9 1.00% 1,932 2,071 C 30% 55 121 2,126 C 2,193 C 

E. of Treeline Ave. 48 31,800 38,100 9 2.03% 2,355 2,710 C 30% 55 121 2,765 C 2.832 C 

E. of Chamberlin Pkwy 48 31,800 38,100 9 2.03% 2,180 2,509 C 30% 55 121 2,564 C 2.630 C 

Treeline Ave. N. of Site 62 5,600 9,700 6 9.59% 563 1,069 C 25% 46 101 1,114 C 1,170 C 

N. of Daniels Pkwy 62 5,600 9,700 6 9.59% 563 1,069 C 55% 101 222 1,169 C 1,291 C 

S .  of Daniels Pkwy 61 25,500 25,500 6 1.00% 1,299 1.393 C 15% 27 6 1 1,420 C 1,453 C 

 h he 2013 peak hour, peak season, peak direction traffic volumes were taken from the 2014 Lee County Concurrency Report. 



TREELINE AVENUE TRAFFIC DATA 





INTERNAL CAPTURE WORKSHEETS 



Land Use Intensity 
Land Use Land Use Code Unit Count Unit Type 
Shopping Center square feet 
General Office square feet 
Medical Office square feet 
Single-Family dwelling units 
Multi-Family dwelling units 
Hotel LUC310 &<*;$: -<&.-*-. a. -~ . . occupied rooms 

Total Trip Generation of the Proposed Development 

Land Use Land Use Code 
AM Peak Hour 

In Out 
Shopping Center LUC 820 144 88 
General Office LUC 710 0 0 
Medical Office LUC 720 57 15 
Single-Family LUC 210 0 0 
Multi-Family LUC 230 12 61 
Hotel LUC 310 37 27 

Total Trips 2 50 191 

Total Trips to the Surrounding Roadway Network 

Trips 
AM Peak Hour 

In Out Total 
Total Trips 250 191 441 
Less 14% IC -35 -27 -62 
Total Trips 21 5 164 379 

New Trips to the Surrounding Roadway Network 

Trips 
AM Peak Hour 

In Out Total 
Total Trips 21 5 164 379 
Total Retail Trips 124 76 200 
Less 30% Pass-by -37 -23 -60 
Total Trips 1 78 141 31 9 

Total 
232 
0 
72 
0 
73 
64 

441 



Internal Capture Calculation Summary Sheet 

Exit to External Land Use A - Retail Uses 

L%rl Total lnternai External 
Enter 144 17 127 
Exit 88 8 80 

Total 232 25 207 
11271 % 100% 11% 89% 

Enter from External 

Exit to External Land Use 6 - Office Uses 

l I z l  Total Internal External a Enter 57 4 53 - 72'1 15 3 12 
72 7 65 

1 1  O h  100% 10% 90% 
Enter from External 

:N3 '%De+andl2 

Demand Balance Demand 

I 

1 26% 1 
Demand 

6 14 1 
Balanced Balanced 

I [ 42% 1 26 ] 
Demand Demand 

3 

Net External Trips for Multi-Use Development 
Land Use A Land Use B Land Use C 

Enter 127 53 6 
Exit 80 12 45 

Total 207 65 51 
S~ngie-Use Trip Gen. Est. 232 72 73 

Balanced Balanced 
1 31% 1 18 1 I I 

Demand Demand 

Total 
186 
137 
323 Internal Capture Rate 
377 I T 1  

Land Use C - Residential Uses Exit to External 
Total Internal External VI 

Enter 12 6 
Exlt 6 1 16 - 

Total 73 22 i? e 
% 100% 30% 70% 

Enter from External 



Land Use intensity 
Land Use Unit Count Unit Type 
Shopping Center 
General Office 
Medical Office 
Single-Family 
Multi-Family 
Hotel 

Total Trip Generation of the Proposed Development 
PM Peak Hour Land Use 

Land Use Code In Out Total 
Shopping Center LUC 820 445 483 928 
General Office LUC 710 0 0 0 
Medical Office LUC 720 39 60 99 
Single-Family LUC 210 0 0 0 
Multi-Family LUC 230 57 28 85 
Hotel LUC 310 32 34 66 

Total Trips 573 605 1,178 

Total Trips to the Surrounding Roadway Network 

Trips 
PM Peak Hour Daily 

In Out Total (2-Way) 
Total Trips 573 605 1,178 13,390 
Less 1 1 % IC -63 -67 -1 30 -1473 
Total Trips 510 538 1,048 11,917 

New Trips to the Surrounding Roadway Network 

Trips PM Peak Hour Daily 
In Out Total (2-Way) 

Total Trips 510 538 1,048 11,917 
Total Retail Trips 396 430 826 9,236 
Less 30% Pass-by -119 -1 29 -248 -2771 
Total Trips 39 1 409 800 9,146 

Daily 
(2-Way) 
10,377 

0 
1,012 

0 
931 

1,070 
13,390 



internal Capture Calculation Summary Sheet 
WEEKDAY PM PEAK HOUR 

Exit to External Land Use A - Retail Uses c z c l  Total Internal External 
~ ; 3  Enter 445 24 42 1 

Exit 483 36 447 
Total 928 60 868 

1 1  % 100% 6% 94% 
Enter from External 

8% 
:2 D e i a n p  

Balanced Balanced 
[ 31% 1 12 1 I I 

Demand Demand 

1 26% 1 126 1 
Demand 1 26 \ 1 Demand 1 45 12 I 1 

Balanced 1 46% 1 26 \\lay:2% 1 12 1 
Demand Demand 

Exit to External Land Use B - Office Uses 

l 3 C l  Total Internal External ~3 Enter 39 11 28 - ::ill 60 13 47 
99 24 75 

1 2 8 1  % 100% 24% 76% 
Enter from External 

Demand Balance Demand 

Net External Trips for Multi-Use Development 
Land Use A Land Use B Land Use C 

Enter 421 28 30 
Exit 447 47 15 
Total 868 75 45 

Single-Use Trip Gen. Est. 928 99 85 

Land Use C - Residential Uses Exit to External 
Total Internal External 1- 

Enter 57 27 
Exit 28 13 

30 - 
Total 85 40 
Yo 

:: - 
100% 47% 53% -1 

Enter from External 

Total 
479 
509 
988 Internal Capture Rate 

1,112 -1 



FDOT 1-75 TRAFFIC DATA 



2 0 1 4  PEAK SEASON FACTOR CATEGORY REPORT - REPORT TYPE: ALL 
CATEGORY: 1 2 7 5  LEE I 7 5  

MOCF: 0 . 9 0  
WEEK DATES SF PSCF 
................................................................................ ................................................................................ 

1 0 1 / 0 1 / 2 0 1 4  - 0 1 / 0 4 / 2 0 1 4  0 . 9 8  1 . 0 9  
2  0 1 / 0 5 / 2 0 1 4  - 0 1 / 1 1 / 2 0 1 4  0 . 9 8  1 . 0 9  
3 0 1 / 1 2 / 2 0 1 4  - 0 1 / 1 8 / 2 0 1 4  0 . 9 9  1 . 1 0  

* 4  0 1 / 1 9 / 2 0 1 4  - 0 1 / 2 5 / 2 0 1 4  0 . 9 6  1 . 0 7  
* 5 0 1 / 2 6 / 2 0 1 4  - 0 2 / 0 1 / 2 0 1 4  0 . 9 4  1 . 0 4  
* 6  0 2 / 0 2 / 2 0 1 4  - 0 2 / 0 8 / 2 0 1 4  0 . 9 2  1 . 0 2  
* 7  0 2 / 0 9 / 2 0 1 4  - 0 2 / 1 5 / 2 0 1 4  0 . 9 0  1 . 0 0  
* 8  0 2 / 1 6 / 2 0 1 4  - 0 2 / 2 2 / 2 0 1 4  0 . 8 8  0 . 9 8  
* 9  0 2 / 2 3 / 2 0 1 4  - 0 3 / 0 1 / 2 0 1 4  0 . 8 8  0 . 9 8  
* l o  0 3 / 0 2 / 2 0 1 4  - 0 3 / 0 8 / 2 0 1 4  0 . 8 7  0 . 9 7  
* 1 1  0 3 / 0 9 / 2 0 1 4  - 0 3 / 1 5 / 2 0 1 4  0 . 8 7  0 . 9 7  
* 1 2  0 3 / 1 6 / 2 0 1 4  - 0 3 / 2 2 / 2 0 1 4  0 . 8 6  0 . 9 6  
* 1 3  0 3 / 2 3 / 2 0 1 4  - 0 3 / 2 9 / 2 0 1 4  0 . 8 8  0 . 9 8  
* I 4  0 3 / 3 0 / 2 0 1 4  - 0 4 / 0 5 / 2 0 1 4  0 . 9 1  1 . 0 1  
* 1 5  0 4 / 0 6 / 2 0 1 4  - 0 4 / 1 2 / 2 0 1 4  0 . 9 3  1 . 0 3  
* 1 6  0 4 / 1 3 / 2 0 1 4  - 0 4 / 1 9 / 2 0 1 4  0 . 9 5  1 . 0 6  

1 7  0 4 / 2 0 / 2 0 1 4  - 0 4 / 2 6 / 2 0 1 4  0 . 9 7  1 . 0 8  
1 8  0 4 / 2 7 / 2 0 1 4  - 0 5 / 0 3 / 2 0 1 4  0 . 9 9  1 . 1 0  
1 9  0 5 / 0 4 / 2 0 1 4  - 0 5 / 1 0 / 2 0 1 4  1 . 0 1  1 . 1 2  
2 0  0 5 / 1 1 / 2 0 1 4  - 0 5 / 1 7 / 2 0 1 4  1 . 0 3  1 . 1 4  
2 1  0 5 / 1 8 / 2 0 1 4  - 0 5 / 2 4 / 2 0 1 4  1 . 0 5  1 . 1 7  
2 2  0 5 / 2 5 / 2 0 1 4  - 0 5 / 3 1 / 2 0 1 4  1 . 0 6  1 . 1 8  
2 3  0 6 / 0 1 / 2 0 1 4  - 0 6 / 0 7 / 2 0 1 4  1 . 0 7  1 . 1 9  
2 4  0 6 / 0 8 / 2 0 1 4  - 0 6 / 1 4 / 2 0 1 4  1 . 0 8  1 . 2 0  
2 5  0 6 / 1 5 / 2 0 1 4  - 0 6 / 2 1 / 2 0 1 4  1 . 1 0  1 . 2 2  
26  0 6 / 2 2 / 2 0 1 4  - 0 6 / 2 8 / 2 0 1 4  1 . 1 0  1 . 2 2  
2 7  0 6 / 2 9 / 2 0 1 4  - 0 7 / 0 5 / 2 0 1 4  1 . 1 0  1 . 2 2  
2 8  0 7 / 0 6 / 2 0 1 4  - 0 7 / 1 2 / 2 0 1 4  1 . 1 0  1 . 2 2  
2 9  0 7 / 1 3 / 2 0 1 4  - 0 7 / 1 9 / 2 0 1 4  1 . 1 0  1 . 2 2  
3 0  0 7 / 2 0 / 2 0 1 4  - 0 7 / 2 6 / 2 0 1 4  1 . 1 0  1 . 2 2  
3 1  0 7 / 2 7 / 2 0 1 4  - 0 8 / 0 2 / 2 0 1 4  1 . 1 0  1 . 2 2  
3 2  0 8 / 0 3 / 2 0 1 4  - 0 8 / 0 9 / 2 0 1 4  1.11 1 . 2 3  
3 3  0 8 / 1 0 / 2 0 1 4  - 0 8 / 1 6 / 2 0 1 4  1.11 1 . 2 3  
3 4  0 8 / 1 7 / 2 0 1 4  - 0 8 / 2 3 / 2 0 1 4  1.11 1 . 2 3  
35 0 8 / 2 4 / 2 0 1 4  - 0 8 / 3 0 / 2 0 1 4  1 . 1 2  1 . 2 4  
3 6  0 8 / 3 1 / 2 0 1 4  - 0 9 / 0 6 / 2 0 1 4  1 . 1 3  1 . 2 6  
3 7  0 9 / 0 7 / 2 0 1 4  - 0 9 / 1 3 / 2 0 1 4  1 . 1 3  1 . 2 6  
3 8  0 9 / 1 4 / 2 0 1 4  - 0 9 / 2 0 / 2 0 1 4  1 . 1 4  1 . 2 7  
3 9  0 9 / 2 1 / 2 0 1 4  - 0 9 / 2 7 / 2 0 1 4  1 . 1 2  1 . 2 4  
4 0  0 9 / 2 8 / 2 0 1 4  - 1 0 / 0 4 / 2 0 1 4  1 . 1 0  1 . 2 2  
4 1  1 0 / 0 5 / 2 0 1 4  - 1 0 / 1 1 / 2 0 1 4  1 . 0 8  1 . 2 0  
4 2  1 0 / 1 2 / 2 0 1 4  - 1 0 / 1 8 / 2 0 1 4  1 . 0 7  1 . 1 9  
4 3  1 0 / 1 9 / 2 0 1 4  - 1 0 / 2 5 / 2 0 1 4  1 . 0 5  1 . 1 7  
4 4  1 0 / 2 6 / 2 0 1 4  - 1 1 / 0 1 / 2 0 1 4  1 . 0 4  1 . 1 6  
4 5  1 1 / 0 2 / 2 0 1 4  - 1 1 / 0 8 / 2 0 1 4  1 . 0 3  1 . 1 4  
4 6  1 1 / 0 9 / 2 0 1 4  - 1 1 / 1 5 / 2 0 1 4  1 . 0 2  1.13 
4 7  1 1 / 1 6 / 2 0 1 4  - 1 1 / 2 2 / 2 0 1 4  1 . 0 1  1 . 1 2  
4 8  1 1 / 2 3 / 2 0 1 4  - 1 1 / 2 9 / 2 0 1 4  1 . 0 0  1.11 
4 9  1 1 / 3 0 / 2 0 1 4  - 1 2 / 0 6 / 2 0 1 4  0 . 9 9  1 . 1 0  
5 0  1 2 / 0 7 / 2 0 1 4  - 1 2 / 1 3 / 2 0 1 4  0 . 9 8  1 . 0 9  
5 1  1 2 / 1 4 / 2 0 1 4  - 1 2 / 2 0 / 2 0 1 4  0 . 9 8  1 . 0 9  
5 2  1 2 / 2 1 / 2 0 1 4  - 1 2 / 2 7 / 2 0 1 4  0 . 9 8  1 . 0 9  
5 3  1 2 / 2 8 / 2 0 1 4  - 1 2 / 3 1 / 2 0 1 4  0 . 9 9  1 . 1 0  

* PEAK SEASON 

09-MAR-2015 1 6 : 0 7 : 4 9  1-12 75-PKSEASON . TXT 



FLORIDA DEPARTMENT OF TRANSPORTATION 
2014 Annual Average DaiJy Trafflc Report - Report Type: ALL 

County: 12 LEE 

Site AADT " " " ,, "T" 

Site Type Description Direction 1 Direction 2 Two-way FCTR FCTR FCTR 
---- ---- ................................................ ----------- ----------- ------- ----- ------ ----- ---- ---- ................................................ ----------- ----------- ----- ------ ----- 
0184 T SR-93/1-75, 1.7 MI S OF DANIELS PKWY U/P,LEE CO N 38122 S 38489 77211 C 9.0 58.4P 8.4P 

Slte Type : Bldnk= Portable; T= Telemetered 
"K" Factor : Department adopted standard K factor beginlng wlth count year 2011 
AAUT Flags : C= Computed; E= Manual Est: F= F1rS.t Year Est; S- Second Year Est; T= Thlrd Year Est; X= Unknown 
"D/T" Flays : A= Actual; F= Factor Catg; D= nlst Funcl: P= Prior Year: S= Statewide Default; W= One-Way Road; X =  Cross Ref 

12-Mar-2015 17:03:18 Page 1 of 1 



FDOT GENERALIZED SERVICE 
VOLUME TABLE FOR 1-75 



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

12/18/12 

STATE SIGNALIZED ARTERIALS 

Class I (40 mph or higher posted speed lim~t) 
Lanes Median B C D E 

1 Undivided * 830 880 *h 

2 Divided * 1,910 2,000 ** 
3 Divided ?I: 2,940 3,020 ** 
4 Divided * 3,970 4,040 ** 

Class II (35 mplt or slower posted speed lim~t) 
Lanes Median B C D E 

1 Undivided * 370 750 800 
2 Divided * 730 1,630 1,700 
3 Divided * 1,170 2,520 2,560 
4 Divided * 1,610 3,390 3,420 

Non-State Signalized Roadway Adjustments 
(Alter corresponding statc volumes 

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

Median & Turn Lane Adjustments 
Exclusive Exclusive Adjustment 

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

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

One-Way Facility Adjustment 
Multiply the corresponding d~rectional 

volu~nes in this table by 1 .2 

BICYCLE MODE* 
(Multiply motorized vehicle volumes shown belois by number of 
directional roadway lanes to determine two-way rnavl~nutn senlice 

volumes.) 

Paved ShoulderiBicycle 
Lane Coverage B C D E 

0-49% * 150 390 1,000 

50-84'36 110 340 1,000 >1,000 
85-100% 470 1,000 >1,000 ** 

PEDESTRIAV MODE' 
(Multiply motorized vehicle volutnes shoivn below by number of 
directional roadway lanes to determine two-way ~nasimnuin sewice 

volumes.) 

Sidewalk Coverage B C D E 
0-49% * * 140 480 
5044% * SO 440 800 
85-100% 200 540 880 >l,OOO 

BUS MODE (Scheduled Fixed ~ o u t e ) ~  
(Buscs in pcak hour In peak direct~on) 

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

85-100% > 4  23  1 2  > 1 -- 

FREEWAYS 
Lanes B C D E 

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

Freeway Adjustments 
Auxilia~y Ramp 

Lane Metering 
+ 1,000 + 5% 

UNINTERRUPTED FLOW HIGHWAYS 
Lanes Median 3 C D E 

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

Uninterrupted Flow Highway Adjustments 
Lanes Median Exclus~ve left lanes Adjustment factors 

I Divided Yes +5% 
Multi Undivided Yes -594 
Multi Undivided No -25% 

2012 FDOT QUALITY/LE\IEL OF SERVICE HANDBOOK TABLES 



TRIP GENERATION EQUATIONS 



TRIP GENERATION EQUATIONS 
ARBORWOOD CROSSING CPD 

ITE TRIP GENERATION REPORT, 9th EDITION 

T =0.20 (X) - 0.13 T = 0.24 (X) + 1.64 T = 2.98 (X) + 2 1.05 
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Treeline 200 Comprehensive Plan Amendment 
EXHIBIT IV.B.2 - Infrastructure Analysis 

REVISED AUGUST 2015 

I. Sanitary Sewer 

LOS Standard = 200 GPD 

Existing Land Use -General lnterchange 
80,000 sq. ft. retail @ 0.1 GPD/1 sq. ft. = 8,000 GPD 
30,000 sq. ft. office @ 15 GPD/100 sq. ft. = 4,500 GPD 
Total GPD = 12,500 GPD 

Proposed Land Use -General lnterchange 
153 multi-family du @ 200 GPD = 30,600 GPD 

The proposed FLUM amendment results in an increased sanitary sewer demand of 18,100 GPD. 

The Property is located in the Lee County Utilities Franchise area and will be served by the Gateway 
Services Wastewater Treatment Plant (GWY). The plant has a current capacity of 3.0 Million Gallons per 
Day (MGD) of production. According to the 2014 Lee County Concurrency Report, the estimated 2015 daily 
flow in peak months is 1.35 MGD. Therefore, adequate capacity is available to  service the proposed 
density in accordance with Lee Plan Policy 95.1.3. Please also refer to the enclosed letter of availability 
provided by Lee County Utilities. 

II. Potable Water 

LOS Standard = 200 GPD 

Existing Land Use -General lnterchange 
80,000 sq. ft. retail @ 0.1 GPD/1 sq. ft. = 8,000 GPD 
30,000 sq. ft. office @ 15 GPD/100 sq. ft. = 4,500 GPD 
Total GPD = 12,500 GPD 

Proposed Land Use -General lnterchange 
153 multi-family du @ 200 GPD = 30,600 GPD 

The proposed FLUM amendment results in an increased potable water demand of 18,100 GPD. 

The Property is located in the Lee County Utilities Franchise and would be served by the Corkscrew Water 
Treatment Plant (CSW). Presently this plant is designed for 15 Million Gallons per Day (MGD) of 

Treeline 200 
Infrastructure Analysis 
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production. According to the 2014 Lee County Concurrency Report, the projected 2015 daily flow in peak 
months is 13,266,150 GPD. Therefore, adequate capacity is available to  serve the proposed density in 
accordance with Lee Plan Policy 95.1.3. Please also refer to  the enclosed letter of availability provided by 
Lee County Utilities. 

Ill. Surface Water Management 

The Property is located within the Six Mile Cypress Watershed and Drainage Basin. 

LOS Standard = 25 year, 3-day storm event of 24 hours duration. 

The Applicant will obtain an Environmental Resource Permit (ERP) from the South Florida Water 
Management District (SFWMD) prior to Development Order approval to be deemed concurrent. 

IV. Public Schools - East Zone, E-2 

Current Public Schools LOS Standard = 100% of the Permanent Inventory of Public Schools (FISH) capacity. 

Existing Land Use -General Interchange 
80,000 sq. ft. retail 
30,000 sq. ft. office 

Proposed Land Use -General Interchange 
153 multi-family du @ .091 students per household = 14 students 

Elementary Schools 
Projected 2014-2015 Permanent FlSH Capacity= 7,117 
Available Capacity = 506 

Middle Schools 
Projected 2014-2015 Permanent FlSH Capacity = 3,721 
Available Capacity = 543 

High Schools 
Projected 2014-2015 Permanent FlSH Capacity = 4,050 
Available Capacity = 426 

The amendment results in the addition of 14 students. No breakdown is available for elementary, middle 
or high school ages. There is adequate capacity based on the 2014-2015 projections outlined in the 2014 
Lee County Concurrency Report. Please also refer to the letter of availability provided by The Lee County 
School District. 
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V. Parks, Recreation and Open Space 

Current Regional Parks LOS Standard = 6 acres of Regional Parks per 1,000 seasonal residents 
Current Community Parks LOS Standard = 0.8 acres per 1,000 permanent residents 

Existinp Land Use -General Interchange 
80,000 sq. ft. retail 
30,000 sq. ft. office 

Regional Parks @ 6 acres/1,000 = 0 acres required 
Community Parks @ 0.8 acres/1,000 = 0 acres required 

Proposed Land Use -General Interchange 
153 multi-family du @ 2.55 people per household = 390 people 

Regional Parks @ 6 acres/1,000 = 2.34 acres required 
Community Parks @ 0.8 acres/1,000 = .312 acres required 

The Property is located in the Community Park Benefit District #44, South Fort Myers. According to the 
2014 Concurrency Report, there are 211 acres of Community Park within the district, which far exceeds 
the acres required. No additional Community Parks are required as a result of this amendment. 

There are currently 7,235 acres of existing Regional Parks currently operated by the County, City, State and 
Federal government. This acreage is sufficient to meet the "Regulatory Level of Service Standard" of six (6) 
acres per 1,000 total seasonal population in the County for the year 2014, and will continue to  do so at 
least through the year 2019 as currently projected. As such, no additional Regional Parl<s are required as a 
result of this amendment. 

Treeline 200 
Infrastructure Analysis 

Page 3 of 3 



SOUTH TRAIL 
FIRE PROTECTION & RESCUE 
SERVICE DISTRICT 
rCompas#ion, Commitment, Courageu 

Bnd~erc (239) 433-0080 
FAX 1139) 433-1941 

hvenlton &i&n (239) 482.8030 
FAX (239) 433-2185 

BOARD OF MMMlSBlONERS 

Rl~hud 0. NwIIIm 
Chnkmrn 

Edwln C. 8ck.I. Jr. 
~ ~ m n n  
John F.Pndrrwn II 

August 13,2015 
s.Onun*mUYlU 
JMn F M l l l n p  Lindsay Rodriguez, Planning Technician 
C m f M h e r  Waldrop Engineering 
Lsny Hlmhrnrn 
C ~ ~ ~ L M I  28100 Bonita Grande Dr. #305 
A D M I N ~ T I O N  Bonita Springs, FL 34 135 
Wllllm 8. LnnMrdo cmr Subject: Letter of Semce Availability 
Bo armn A. bnwton  
*Jamnt cwst 

Dear L i d a y  F. Rodriguez: 

In your letter dated August 12, 2015 you indicated your firm is seeking a 
Comprehensive Plan Amendment for a project known as Treeline 200 consisting of 
10.98+/- acres located along the west of Treeline Ave. and % mile north of Daniels 
Parkway. You further stated the Applicant is proposing to amend the 
Comprehensive Plan Amendment to allow for multi-family residential uses in the 
Oeneral Interchange Future Land Use category, with a maximum density of 14 
dutacre. This amendment will allow for the option to develop 153 multi-family 
dwelling units or a 612 bed Assisted Living Facility. 

Per your request, please accept this correspondence as documentation that our 
agency is capable of serving this future project. If there is any impact h m  this 
future project, the use of fire impact fees generated from the project will help assure 
our continued capability. 

Please contact me should you have any questions or need anything further 

Yours in Swim 

5531 8dPax Avenue, Fort Mym,FL33!312.4403 
WWWSOUTBTRAILFIPE.ORG 



LEE COUNTY 
S O U ' T I - I W E S T  F 1 , O R I D A  

BOARD OF COUNTY COMMJSSIONERS 

John E. Manning 
Dislricl One 

Cecil L Pendergrass 
Dislricl Two 

Larry Kiker 
Dislricl Three 

Brian Hamman 
Dislrict Four 

Frank Mann 
Dislricf Five 

Rager Desjarlals 
County Manager 

Richard Wni. Wesell 
Coirnfy Attorney 

Donna Marie Collins 
Hearing Exeminer 

Ms. Lindsay Rodriguez 
Waldrop Engineering 
28100 Bonita Grande Dr. # 305 
Bonita Springs, FL 34135 

SUBJECT: Treeline 200 - Comprehensive Plan Amendment 
Strap No. 23-45-25-00-00001.0000 
Letter of Availability 

Dear Ms. Rodriguez: 

August 12,2015 

The Lee County Solid Waste Division is capable of providing solid waste collection 
service for the planned 153 multi-family dwelling units and optional 612 bed 
Assisted Living Facility as well as cornmercial/industriaI establishments proposed 
for the Treeline 200 Development located near the northwest intersection of 
Treeline Avenue and Daniels Boulevard through our franchised hauling 
contractors, Disposal of the solid waste from this development will be 
accomplished at the tee County Resource Recovery Facility and the Lee-Hendry 
Regional Landfill. Plans have been made, allowing for growth, to  maintain Iong- 
term disposal capacity at these facilities, 

Please review Lee County Land Development Code, Chapter 10, Section 261, with 
requirements for on-site space for placement and servicing of solid waste 
containers. Solid Waste Ordinance (11-27) defines those residential dwelling units 
that are eligible to  receive curbside residential collection service and requirements 
for those as multi-family and/or commercial dwellings. I t  further establishes that 
Property Owners will be responsible for all future applicable solid waste 
assessments and fees. 

I f  you have any questions, please calf me at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 
Operations Manager 
Lee County Solid Waste Division 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 
Internet address http:/lw~.lee-county.com 
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Mi&? Scott 
Office of the Sheriff 

August 13,2015 

Lindsay F. Rodriguez 
Waldrop Engineering 
28 100 Bonita Grande Dr. #305 
Bonita Springs, Florida 34 135 

Ms. Rodriguez, 

State of Florida 
County of Lee 

The proposed development of 10.98 +/- acres on the west side of Treeline 
Avenue 1/4 mile north of Daniels Parkway in unincorporated Lee County does 
not affect the ability of the Lee County Sheriff's Office to provide core services 
a t  this time. 

A s  such, this agency does not object to a Comprehensive Plan Amendment 
application to allow for multi-family residential uses in the General Interchange 
Future Land Use category, with the maximum density of 14 du/acre, and allow 
for the option to develop 153 multi-family dwelling units or a 612 bed assisted 
living facility. We also recognize that the applicant has the option to develop 
approximately 110,000 square feet of commercial uses within the project. 

We will provide law enforcement services primarily from our Echo District office 
in Fort Myers. At the time of application for new development orders or 
building permits, the applicant shall provide a Crime Prevention Through 
Environmental Design (CPTED) report to the Lee County Sheriffs Office for 
review and comments. Please contact Community Relations Supervisor Beth 
Schell a t  258-3287 with any questions regarding the CPTED study. 

Respectfully, 

,mi n~& 
Stan Nelson, 
Director, Planning and Research 

14750 Six Mile Cypress Parkway . Fort Myers, Florida 33912-4406 (239) 477-1000 



THE SCHOOL DISTRICT OF LEE COUNTY 
2855 C O L O N I A L  BLVD. 4 F O R T  MYERS, F L O R I D A  33966 4 WWW.IEESCHOOffi .NET 

DAWN HUFF CATHLEEN O'DANIEL MORGAN 
LONO RANGE PLANNER CHAIRMAN, DISTRICT3 
239337e 1 42 
DAWNMHU@LEESCHOOLS.Nm STEVEN K. TEUEER 

VICECHAIRMAN. DISTRICT4 

MARY FISCHER 
DISTRICT 1 

JEANNE 5. DOZIER 
DISTRICT 2 

August 19,2015 

Lindsay Rodriguez, MPA 
28100 Bonita Grande Dr #305 
Bonita Springs, FL 34135 

NANCY J. GRAHAM, E0.D 
SUPERINTENDEM- 

KEITH 6. MARTIN, ESQ. 
BOARD ArrORNEY 

RE: Treeline 200 

Dear Ms. Crespo: 

Thls letter is in response to your request for comments dated August 12,2015 for the Treeline 
200 in regard to educational impact. The project is located in the East Choice Zone, E2. 

The developer's request has been revlsed and there is now a possibility of 153 multi-family 
dwelllngs. With regard to the interlocal agreement for school concurrency the generation rates 
are created from the type of dwelling unit and further broken down by grade level. 

For multl-famlly, the generatlon rate is ,088 and further broken down into the following. ,044 for 
elementary, .021 for middle and .023 for high. A total of 14 sohool-aged children would be 
generated and utilized for the purpose of detemlning sufficient capacity to serve the 
development. Currently within the School District there are suf4icient seats available to serve 
this need. 

Thank you for your attention to this issue. If I may be of further assistance, please me at 
239-337-81 42. 

Sincerely, 

3wm 
Dawn Huff, 
Long Range Planner 

VIS ION:  TO BE A WORLC-CLASS S C H O O L  SYSTEM 



LEE COUNTY SCHOOL DISTRICTS SCHOOL CONCURRENCY ANALYSIS 

RMEWlNB AUTHORm Leeschool Dlstrlct 
N A M V W L  NUMBER Treel.ne 200/CPA201500M)6 
OWNCWAGCM Tnellne 2W LLC 

l lEM DESCRIPTION various amendments; all Impacts I n  East CSA, sub area E2 

LOCATION 
ACRES 
CURRtNT fLU 
CURRENT ZONING 

PROPOSED DWLWNG UNrrSBV 
TvPt 

North of Daniels Rd, West ofTreellne Ave 
10 
General interchange(~1) 
Commercial Planned Development (CPD) 

Prepared by: 

S l q b  hmlhl 

., P.rman.rt C.PIE*Y.I d6n.o ktn. .nut oul4r.rmrm in. .,..a .ntn.fln PI rrre of Me Lhoo DIMrt'r Fln vear P1.n 

(21 ProJmd Inrollmnt 0- tnr fw  IS1 w l n d h  School mam'r -8 v r r  Plln plus mr m e n d  u p r l n  (drnlogmlm h u a  vl Id 

I ~ m ~ ~ o n o y n e w  Mnuel I 

DlWn Huff, Long Range Planner 

I 1531 
Mult l  Rm l l y  Mobllr Home 



John Mnnm 
DlrWsf Onr 

C d l  L Pendm@mu 
mbfdm 

Bm Hamnun 
DlsMcl four 

Ms. Lindaay F. Rodriguez, MPA 
Waldrop Enginwring 
28100 BonitaOrands h# 305 
Borh Springs, PL, 34135 

Rs: Tmeline 200 - CPA2015-00006 I LetM of Swvice Availability 

Ms. Rodrfgucz: 

Lwnan hao raccived your request Wr a Latter of S m i w  Availability ngsrdlng the Small Scale 
Comuehmive Plan Ammdmmt Wr the woiect Trssline 200. LeeTrnn understands this miect 
has &I amendad fmm ita o w  mbmitkl Ad increase in densi~I'itemsity is being req~bekd 

After mviwfng the d a l  of the sire and c o m p h g  tba looatJon with our wcistiag mum locations 
sod planned m e  location8 accordfu to the m t  Transit Deualoumemt P h  ~laase be advised of 

The southern part of the identified sites lie# within the LseTnn '/r mils fixed routn 
sssvim arta 

BIM stop locatim are praoent along Daniels Parkway. 

The identified site lies cornplatsly within the LasTran '/1 milc pmtmmit &ce 
conidm. (Sorvioe eUgiMlity requiramenta exist) 

The ounsnt LwTran Transit Development P h  has not plnnned sswiw oxpansions 
adjacent to the ideatifled sits that would impact tho service area identifled aabovs. 

Aa dwaya plolse consider tbnt LesRan's senice waW BDund the movsmsnt of aatmns who me 
psdsahike'or who utilized abmt ive  modw of tranrportation. ~ & c h u d  and manitiw 
llloarlng access to your nits and within your site should also be a mtcmplarsd when rariewhg 
DOwsa to transit. 

Amchcd you wlll fiad a map of om routss nnd bus atcps in rolation to the proposed dswlgment 
site. If you have any question8 or rsqolre fwtber information, p b r e  foal frss to contact me st (239) 
533-0344 w l- 

H. Wayne Qaithsr 
LcsTren, Plnaning Deptmmt 

Co: Pile 
DCD 

P.O. BOX a, Fort My-, Floflda 939020998 (239) 539-21 11 
Intom addmon h~p:/hw.lwgov.pom 

AN WWIL DPPORlUNrlV AfPlRMATMACMN EMPLOYER 





BOARD OF COUNTY CglelVBMISSIBMERS 
Writer's Direct Dial Number: (239) 533-8532 

August 19,2015 
John E Manning 
Uistr'ici One 

Lindsey Rodriguez 
Cecil L Pende~ iass  walhOp Enginering, P.A. 
District Two 

28100 Bonita Grande Drvie, Suite 305 
Larry K~ker 
District Tfiree 

Bonita Springs, FL 34135 

Brian Harnrr~sn RE: Potable Water and Wastewater Availability 
Disfrict Four Treeline 200 
Frank Mann STRAP #. 23-45-25-00-00001.0000 
Dlstricicf Five 

Roger Desjarlais Dear Ms. Rodriguez: 
Cotinty Ikla~~ager 

Ricr,ard Wm, ,,,,csch The subject property is located within Lee County Utilities Future Service Area as depicted on Maps 6 
County Attorney and 7 of the Lee County Comprehensive Land Use Plan. Potable water and sanitary sewer lines are in 

Donna Marie Collins 
operation adjacent to the property mentioned above. However, in order to provide service to the subject 

Hearing Examiner parcels, developer funded system enhancements such as line extensions may be required. 

Your f i  has indicated that this project will consist of 153 multi-family residential units OR 11 0,000 sq 
ft commercial with a maximum estimated flow demand of approximately 30,600 gallons per day. Lee 
County Utilities presently has sufficient capacity to provide potable water and sanitary sewer service as 
estimated above. 

Availability of potable water and sanitary sewer service is contingent upon final acceptance of the 
infiastmcture to be constructed by the developer. Upon completion and iinal acceptance of this project, 
potable water service will be provided through our Corkscrew Water Treatment Plant. 

Sanitary sewer service will be provided by Gateway Wastewater Treatment Plant. The Lee County 
Utilities' Design Manual requires the project engineer to perform hydraulic computations to determine 
what impact this project will have on our existing system. 

Prior to beginning design work on this project, please schedule a meeting with Thom Osterhout to 
determine the best point of connection and discuss requirements for construction. 

This letter should not be construed as a commitment to serve, but only as to the availability of service. 
Lee County Utilities will commit to serve only upon receipt of all appropriate connection fees, a signed 
request for service and/or an executed service agreement, and the approval of all State a d  local 
regulatory agencies. 

Further, this letter of availability of potable water and sanitary sewer service is to be utilized for a 
comprehensive plan amendment. Individual letters of availability will be required for the purpose of 
obtaining building permits. 

LEE COUNTY UTlLlTIES 

Mary McCormic 
Technician Senior 
UTILlTIES ENGINEERING 

VIA EhliAlL 
P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 

Internet address http:i/www.tee-counly.com 
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



Treeline 200 
(CPA2015-00004) 

IV.C.l - IV.C.6 

ENVIRONMENTAL 

REQUIREMENTS WAIVER 

(PRE2015-00132) 



COUNTY 
%'I I I O R I I J A  

REQUEST FOR 
SUBMITTAL REQUIREMENT WAIVER 

FOR UNINCORPORATED AREAS ONLY 
Upon wllten request, the Director may modifv the eubminal reuuirsments for Publlc Hearings. Development 
Orders, Llmlted Review Development 0iders and other ~drnlnlstrailve Actlon Applications who6 It can be clearly 
demonstrated hat the submission wlll have no bearing on h e  review end procssslng of the appllcatlon. The 
request and the Dlrectots written response must accompany the epplicatlon submitted ~ n d  will become a pert of 
h permanent file. 

APPLICATION FOR WAIVER OF REQUIRED SUBMllTAL ITEMS 
(Indlcmta tha npproprleto eppllc8tlon type) 

Public Hearing -General Requlrements (34.202) 
Public Hearlng - Minlng Excavation Plenned Development (12-110) 
Publlc Hearing -Additional Requirements for: 

B Developmenl of Regional Impact (34-203(e)) 
Planned Developments (3&203(b)) 

R Planned Develo~ment Amendment 134-203lbll 
Reimlngs other than Planned ~eviloprneits (3&203(o)) 
Speclal Exceptlone (3&203(e)) 

n variancas r3ez03mr .- ~ ---.-,, 
lhited~rnendment lo Existing Mine Zoning Approval [12-121(j)] , , . I  . . , . 

, , .  , Compact Cornmunny Planned Development (32-502) , , 
Private Rematlone1 Facllitles Planned Development (34441(g)) 

Development Order - SubrnRlal Requlrements (10-152) 
Appllcatlon Form and Contents (10.153) 
Addltlonel Required Submittals (10-164) 

Llmlted Review Development Order - Submittal Requirements (10-159j 
Required Submittals (10.176) 

Admlnistmtlve Actlon Applbation Requirements p4-204(e)] 
State We Type of Administrative Application: 

PLEASE PRINT OR TYPE: 

STRAP Number: 23-45-25-00-00001 .0000 
Name of Projecc: Arborwood Villaae Commercial Planned Develooment 

Name of Agent: Waldrop Engineering, P.A. c/o Alexis V. Crespo, AlCP 
street ~ddress: 28100 Bonita Granda Dr. #305 
Clty, State. Zip: Bonita Surinas. FL 34135 
Phone Number: Emall Address: a I e ~ I s . ~ r e s ~ ( B / ~ a l d r ~ ~ e n ~ ~ i n e e r i n g . c ~ m  

city, State. zip: TiT 

LEE COUNTY COMMUNITY DEVELOPMENT 
P.O. BOX 398 (1100 MONROE STREET), FORT MYERS, FLORIDA 33902 

PHONE (239) 599-BSBS 

Page 1 



A, SPECIFIC SECTION(S) AND REQUIREMENT($) FOR WHICH A WAIVER IS SOUGHT 

Seetlon Number 
#I 34-3731b112) 

Raqulnment 

8. SCOPE OF PROJECT AND REASON(#) FOR REQUEST: 

Pleeea pmvlde an ewplanlon of thr eeope of the project and the raaron(r) why you thlnk the 
requeal lor aubmlttal walvrr(e) ehould be npproved. U u  eddltlonal rheetr If necearnry and ettnch 
to thlr appllcatlon form. (Please print or type) 
Please see attached Cover LetterIReauest Narratlve 

Under pmaHI.r of perjury, I deelaro that I have mad the foragolng applketlon and that the frctm stated 
In It em true. 

..................................................................................... 
FOR STAFF USE ONLY ..................................................................................... 

DIRECTOR'S DECISION: Request Denied 
Request Approved 
Request Approved Per Attached Comments 

-814.!\ / 
Date 

Page 2 



Case Activity Listing 
Case #: PRE2015-00132 

Activity Activity 
Enter Target Completed Assigned Done 

Description Date Datc Date Status To BY Notes 

Submittal Waiver Request 41221201 5 

Development Services Comments 4/22/20 15 

Final Document Imported 4/22/20 15 

Environmental Review Comments 4/22/20 15 

Zoning Comments 4/22/2015 

4/22/20 15 DONE AMI 

4/22/20 15 DONE SMD SMD Approved #1-As long as no changes are proposed to 
required preserve areas the FLUCCS of the parcel where 
residential use is proposed does not warrant a survey. 

Page 1 of 1 CaseActivily..rpt 



Treeline 200 
(CPA2015-00004) 

IV.D.1 

MASTER SITE FILE 

LETTER 



April 23,201 5 

Lindsay F. Rodriguez, MPA 
Plaunjng Technician 
Waldrop Enginemkg 
28 100 Bonita Grande Dr. #305 
Bonita Spring& FL 34135 
E-mail: 

Florida 
Master 

File 

In response to your inquiry of April 23,2015 the Florida Master Site File lists no archeological sites and 
no other cultural resources found at the following parcel of Lee County 

Township 45s Range 25E Section 23 as submitted with search request. 

When interpreting the results of this search, please consider the following information: 

This search area may contain unrecorded archaeologierl 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 850-24s-6333. 

Please do not hesitate to contact us if you have any questions regarding the results of this search. 

Sincerely, 

Ernan M. Vovsi 
Historical Data Analyst 
~lorida Master Site File 

500 South Bronough Street Tallahassee, FL 32399-0250 www.flheritage.com/preservation/si~e 
850.245.6440 pb 1 850.245.6439 fax I Sit&ile@dos.state.fl.us 





Treeline 200 
(CPA2015-00004) 

IV.D.2 

ARCHAEOLOGICAL 

SENSITIVITY MAP 



EXHIBIT IV.D.2 
ARCHAEOLOGICAL SENSITIVITY MAF 



Treeline 200 
(CPA2015-00004) 

IV.E.4 

LEE PLAN COMPLIANCE 
NARRATIVE 



WALDROP ENGINEERIN 
C M L  ENGlNEERlhtG & LAND DEVELOPMENT CONSU 

IV.E.4 - Lee Plan Consistency & Amendment Justification Narrative 

REVISED AUGUST 2015 

I. Request 

Treeline 200, LLC ("The Applicant") is requesting approval to amend Lee Plan Policy 1.3.2 to allow for 
multi-family residential uses within the General lnterchange land use category; to amend Table l (a )  to 
establish the density range for the General lnterchange land use category; and to amend Table l ( b )  to 
allocate 11 acres of residential uses to the General lnterchange land use category within the 
GatewayIAirport Planning Community. 

The proposed text amendment to Policy 1.3.2 is not site-specific, in that all lands designated as General 
lnterchange will be impacted by the petition. However, the proposed amendment to Table l ( b )  only 
allocates those lands owned by the Applicant for residential uses. Therefore, the following analysis and 
supportive application materials describe the site-specific impact of the proposed text amendments on 
the 10.98-acre subject property, as well as the impacts across the land use category. 

II. Property Description & Entitlement History 

The subject property is 10.98 acres in size, and is located immediately west of Treeline Avenue, and 
north of Goldenwood Drive within the GatewayIAirport Planning Community. The property is zoned 
Commercial Planned Development (CPD), and is  known as "Tract 1" within the Arborwood Village CPD, 
approved pursuant to Zoning Resolution 2-06-061, and subsequently amended per ADD2007-00199, 
ADD2008-00039; and ADD2008-00168. 

The CPD is partially built-out with an automobile service station (RaceTrac), and two (2) banking 
institutions (Wachovia and Fifth Third Bank). The remaining outparcels and development tracts are 
approved for commercial retail, office, and hotel uses. 

The surrounding land use pattern consists of Treeline Avenue to the east (a four-lane arterial roadway); 
Goldenwood Drive to the south (a two-lane local roadway); preserve areas to the north; and an existing 
stormwater management lake to the west. To the east of Treeline Avenue is the City of Fort Myers 
municipal limits, which are developed with golf course and residential uses as part of Somerset at The 
Plantation, a master-planned community. Major regional nodes, such as the Southwest Florida 
International Airport, JetBlue Stadium, and Florida Gulf Coast University are within 5 miles of the 
subject property. Table 1 below further defines the surrounding Future Land Use designations, zoning 
districts and existing land uses. 

Treeline 200 
Lee Plan Compliance Narrative 
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Table 1: lnventorv of Surrounding Lands 
DIRECTION 

North 

CPD South Public Right-of-way (Goldenwood Dr.) 
Vacant Commercial (Arborwood Village 

CPD) 

FUTURE LAND USE 

General Interchange 

General lnterchange 

As outlined in the enclosed application, the subject property is serviced by existing public infrastructure 
that can accommodate the proposed residential uses. Potable water and sanitary sewer services are 
available to the subject property pursuant to the letter of availability provided by Lee County Utilities. 
The surrounding roadway network has adequate capacity for the trips generated by the existing 
commercial entitlements or the proposed residential uses, as set forth in the accompanying Traffic 
Analysis prepared by TR Transportation Consultants. 

ZONING DISTRICT 

CPD 

East 

- 
West 

The subject property is also within the Lee Tran '/4 mile fixed route service area. There are adequate 
community facilities and services in the immediate vicinity of the project, including fire, EMS, schools, 
parks, and employment opportunities. Please refer to the enclosed infrastructure analysis and agency 
availability letters (Exhibit IV.B.2) for a complete description of available infrastructure and services to 
support the amendment. 

EXISTING LAND USE 

Preserve (Arborwood Village CPD); 

The underlying future land use category is General Interchange, which allows for a range of commercial 
and light industrial uses. However, this category does not permit the development of residential uses, 
thereby prohibiting the development of the Arborwood Village project under a unified mixed-use 
development plan. The proposed text amendment to allow for high-density, multi-family residential 
uses within this land use category will allow for the build-out of the CPD zoning district with a mix of 
both commercial and residential uses, and support a compact, contiguous and diverse land use pattern 
in an urbanized portion of the county, where future residents can easily access goods, services, and 
employment. The amendment will also permit mixed-use development patterns in other General 
lnterchange lands throughout the county, thereby supporting sound planning principles and addressing 
the growing market demand for mixed-use interchanges. 

Special Community 
(City Ft. Myers); 

General Interchange 
General Interchange 

Development of the subject property with residential uses will require a corresponding amendment to 
the Arborwood Village Commercial Planned Development to add "multi-family dwelling units" to the 
Schedule of Uses, and provide for associated site development regulations. This application has been 
filed concurrently with this small-scale comprehensive plan amendment. 

The following is an analysis of how the proposed amendment is consistent with the goals, policies and 
objectives of the Lee Plan, State Comprehensive Plan (SCP), and the Southwest Florida Regional Policy 
Plan (SWFRPP). 
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ill. Lee Plan Consistency 

Policy 1.3.2: The General lnterchange areas are intended primarily for land uses that serve the traveling 
public: service stations, hotel, motel, restaurants, and gift shops. But because of their location, market 
attractions, and desire for flexibility, these interchange uses permit a broad range of land uses that 
include tourist commercial, general commercial and light industrial/commercia1. 

The proposed text amendment will further support the intent of this policy to permit a broad range 
of land uses within the General lnterchange land use category. The proposed minimum density of 8 
du/acre will ensure residential development occurs in a form that is dense, compact and compatible 
with other forms of development in the category, including employment centers, commercial retail, 
and other non-residential land uses that locate in these areas due to urban services and 
transportation infrastructure. 

Also, in compliance with this policy, the subject property is located in the stated urban core of Lee 
County as evidenced by the surrounding development pattern, urban-levels of public infrastructure, 
and close proximity to the Fort Myers city limits. The companion CPD Amendment requests the 
maximum density of 14 du/acre, and is in compliance with the proposed minimum density. 

Objective 2.2: Direct new growth to those portions of the Future Urban Areas where adequate public 
facilities exist or are assured and where compact and contiguous development patterns can be created. 
Development orders and permits (as defined in F.S. 163.3164(7)) will be granted only when consistent 
with the provisions of Sections 163.3202(2)(g) and 163.3180, Florida Statutes and the county's 
Concurrency Management Ordinance. 

The Applicant has provided letters of availability and a detailed explanation of the public facilities 
and services available to support future development of the property. The proposed amendment 
fully complies with the above policy's intent to direct new growth to appropriate Future Urban 
Areas of the county. 

POLICY 2.12.1: The County encourages and promotes clustered, mixed use development within certain 
Future Urban Area land use categories to  spur cluster development and smart growth within those 
areas of Lee County where sufficient infrastructure exists to support development, as well as continue to 
improve the economic well-being of the County; provide for diversified land development; and provide 
for cohesive, viable, well-integrated, and pedestrian and transit oriented projects. This is intended to 
encourage development to be consistent with Smart Growth principles. 

As outlined in this application, the Applicant is seeking approval of this FLUM amendment to allow 
for the development of an infill, residential community in the context of a mixed use project. The 
amendment will support a diversified development program, and will allow for lower vehicle miles 
travelled (VMT) through the provision of local goods and services in close proximity to residential 
units, and within the same master-planned development. The project will also connect to onsite and 
offsite bicycle, pedestrian and transit facilities in accordance with Smart Growth principles. 

POLICY 5.1.5: Protect existing and future residential areas from any encroachment of uses that are 
potentially destructive to the character and integrity of the residential environment. Requests for 
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conventional rezonings will be denied in the event that the buffers provided in Chapter 10 of the Land 
Development Code are not adequate to address potentially incompatible uses in a satisfactory manner. 
If such uses are proposed in the form of a planned development or special exception and generally 
applicable development regulations are deemed to be inadequate, conditions will be attached to 
minimize or eliminate the potential impacts or, where no adequate conditions can be devised, the 
application will be denied altogether. The Land Development Code will continue to require appropriate 
buffers for new developments. 

The addition of multi-family residential uses within the General lnterchange land use category will 
not negatively impact existing and future residential areas. This land use category is solely 
designated along arterial roadways at 1-75 interchanges, which are generally not in close proximity 
to residential land uses. Due to the incorporation of the City of Bonita Springs and the Village of 
Estero, the County's remaining General lnterchange lands are limited to the Daniels Parkway/l-75 
and Bayshore/l-75 interchanges. 

It is important to  note that all other lands designated as General lnterchange and that request 
residential uses in accordance with this amendment will require approval of an amendment to Lee 
Plan Table l(b), thereby allowing for staff review of the request, and a detailed evaluation of the 
merits of that individual application. Rezoning approval will also be required, allowing for a more 
detailed review of the proposed development's compatibility with any adjacent residential land 
uses. 

From a site-specific standpoint, the proposed text amendment will support and protect the existing 
development pattern along Treeline Avenue in direct compliance with this policy. The multi-family 
residential uses will be separated from lower density residential and golf course uses within 
Somerset at The Plantation by a four-lane arterial roadway, in addition to appropriate and 
enhanced landscape buffers, as required by the CPD zoning resolution. There are no other 
residential uses to the south, west, or north that would result in compatibility issues upon approval 
of this amendment request. The proposed residential development program and design standards 
to ensure compatibility will be further evaluated via the companion CPD amendment. 

POLICY 115.1.2: New development and additions to existing development must not degrade surface and 
ground water quality. 

Prior to  future development activities on the Property, the Applicant will obtain the requisite 
Environmental Resource Permit (ERP) from the South Florida Water Management District, and all 
other applicable state agencies. 

IV. Adjacent Local Governments 

The subject property is located entirely within Lee County and abuts the City of Fort Myers municipal 
boundary to the east of Treeline Avenue. The amendment will not impact the City's adopted 
comprehensive plan or existing and planned land use patterns in proximity to the subject property. 
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V. State Comprehensive Plan 

The proposed amendment is consistent with the State Comprehensive Land Use Plan's intent to direct new 
development to urban areas with adequate public infrastructure and provide for a functional mix of 
housing, good and services, recreation and employment opportunities. Specifically, the amendment is 
consistent with the following guiding policies: 

Land Use. In recognition of the importance of preserving the natural resources and enhancing the quality 
of life of the state, development shall be directed to those areas which have in place, or have agreements 
to provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in 
an environmentally acceptable manner. 

As indicated above, the proposed amendment will allow for high density, infill residential 
development in urban designated areas with adequate infrastructure and services. 

Transportation. Florida shall direct future transportation improvements to aid in the management of 
growth and shall have a state transportation system that integrates highway, air, mass transit and 
transportation. 

The project will connect to the onsite and offsite bicycle, pedestrian, and transit systems, and 
provide a mix of residential and commercial uses in walking distance of each other, thereby 
reducing dependence on automobile travel and overall energy demands. The project is also in a 
location with adequate roadway capacity to serve the proposed residential uses. 

Natural Systems & Recreational Lands. Florida shall protect and acquire unique natural habitats and 
ecological systems, such as wetlands, tropical hardwood hammocks, palm hammocks, and virgin longleaf 
pine forests, and restore degraded natural systems to a functional condition. 

The site is cleared for development based upon previous approvals. Due to the absence of wetland 
or unique native habitat, the site is an ideal location for new residential development. 

VI. Regional Policy Plan Consistency 

The proposed amendment is consistent with the Southwest Florida Regional Policy Plan (SWFRPP) as 
follows: 

Housing Element 
Goal 2: Southwest Florida will develop (or redevelop) communities that are livable and offer residents a 
wide range of housing and employment opportunities. 

The proposed amendment will allow for the development of multi-family housing options in close 
proximity to employment opportunities, goods, and services. 
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Natural Resources Element 

Goal 4: Livable communities designed to improve quality of life and provide for the sustainability of our 
natural resources. 

The proposed amendment will not impact any natural resources due to the site clearing activities 
permitted under previous approvals. The proposed amendment and corresponding CPD 
amendment will not impact the on-site native preserve areas within the Arborwood Village CPD. 

Regional Transportation 

Goal 2: Livable communities designed to affect behavior, improve quality of life and responsive to  
community needs. 

As outlined above, the diversified development program requested by this petition will allow for 
lower vehicle miles travelled (VMT) through the provision of local goods and services in close 
proximity to  residential units. The site is also well-connected to multi-modal infrastructure, 
including sidewalks, bike lanes and transit routes. 

VII. Sprawl Analysis 

The proposed amendment will allow for a higher density, compact residential development within General 
Interchange areas, which are designated in urbanized areas in proximity to goods, services, employment and 
public infrastructure. The amendment directly supports the Lee Plan's intent to allow for a broad range of land 
uses in urban land use categories. Approval of this petition will also serve to mitigate sprawling land use 
patterns by directing new residential development to appropriate, infill locations. 
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