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NOTICE OF PROPOSED AMENDMENT TO THE 

LEE COUNTY COMPREHENSIVE LAND USE PLAN 

(TRANSMITTAL HEARING) 

 
The Lee County Board of County Commissioners will hold a public hearing to consider 
proposed amendments to the Lee County Comprehensive Land Use Plan (Lee Plan) on 
Wednesday, June 21, 2017.  The hearing will commence at 9:30 a.m., or as soon 
thereafter as can be heard, in the Board Chambers at 2120 Main Street in Downtown Fort 
Myers. At the hearing, the Board will consider the proposed amendments for transmittal to 
the Florida Department of Economic Opportunity: 

 

CPA2015-00010 – Apaloosa: Request to designate the 59.72 +/- acre 
subject property from Outlying Suburban to General Interchange and a text 
amendment to Table 1(b). 
 

CPA2017-00001 – Growth Management: Amend the Lee Plan to align land 
use and transportation policies. The amendments that deal with land use will: 
clarify existing requirements; reorganize the goals, objectives, and policies to 
group topics such as development standards, growth management, and 
mixed use; and provide for alternative development regulations that allow for 
urban forms of development within the Mixed Use Overlay. The amendments 
that address transportation will: reduce redundancies, align with state 
statutes, recognize a multi-modal transportation network; and allow for 
different roadway cross sections based on location. The proposed 
amendments will not change allowable densities and intensities within Lee 
County. Lee Plan Goals to be amended include Goals 2, 4, 6, 9, 10, 11, 16, 
18, 20, 21, 27, 28, 30, 32, 33, 36, 37, 38, 39, 40, 41, 43, 44, and 135. 
 

This transmittal hearing is the first step in a two step public hearing process to amend the 
Lee Plan. A second hearing will follow the Department of Economic Opportunity’s review of 
the application. 
 
Documentation for the Proposed Comprehensive Plan Amendment is available at 
https://www.leegov.com/dcd/planning/cpa. This meeting is open to the public. Interested 
parties may appear at the meeting and be heard with respect to the proposed plan 
amendment.  A verbatim record of the proceeding will be necessary to appeal a decision 
made at this hearing. 
 
It is the intent of the Board of County Commissioners that the provisions of this 
Comprehensive Plan Amendment may be modified as a result of consideration that may 
arise during Public Hearing(s). Such modifications shall be incorporated into the final 
version. 
 
Lee County will not discriminate against individuals with disabilities.  To request an 
accommodation, contact Joan LaGuardia, (239) 533-2314, Florida Relay Service 711, 
or jlaguardia@leegov.com, at least five business days in advance. 

 

https://www.leegov.com/dcd/planning/cpa
mailto:jlaguardia@leegov.com


CPA2015-00010 
 

Apaloosa Lane 
 



Summary Sheet 

Apaloosa Lane, CPA2015-10 

 
Request: Amend the Lee Plan Future Land Use Map to designate 59.72+/- acres from Outlying 

Suburban to General Interchange.  Amend Table 1(b), Year 2030 Allocations, to accommodate additional 

residential development in the General Interchange future land use category within the Daniels Parkway 

Planning Community.   

 

History: The original request was to designate 137.44 acres from Outlying Suburban to Central Urban 

on the Future Land Use Map. On July 25, 2016, the request was heard before the LPA which resulted in a 

tie 2-2 vote. 

 

To address public concerns, the Board directed that the subject property boundaries be reduced from 

137.44 acres to 59.72 acres to ensure the subject property would not encroach into the residential areas 

located to the north and northwest, and to designate the subject property to General Interchange. 

 

Public Comment: Twelve members of the public spoke against the requested amendment, one was 

neutral, and two spoke in favor of the amendment. Objectors were concerned about traffic impacts, safety, 

noise, residential density, light industrial land uses, and the impacts to their quality of life. Supporters 

stated the request would promote infill, mixed use development, walkability, proximity to amenities, and 

workforce housing. 

 

LPA Motion: On March 27, 2017, the LPA recommended that the Board of County Commissioners not 

transmit the proposed amendment based on the inappropriateness of light industrial uses permitted in the 

General Interchange category.  

 

NOEL ANDRESS AYE 

DENNIS CHURCH AYE 

JIM GREEN AYE 

CHRISTINE SMALE AYE 

STAN STOUDER AYE 

GARY TASMAN ABSENT 

JUSTIN THIBAUT NAY 

 

Recommendation: Staff continues to recommend that the Board of County Commissioners transmit 
the proposed amendments to the state reviewing agencies based on the following: 

  

 The request was modified to reduce the subject property boundaries to protect the residential 

communities in the area.  

 There are adequate water, sewer, solid waste, schools, fire, EMS, and police service availability 

to serve the subject property.  

 The transportation issues are pre-existing, and are not caused by the proposed designation to 

General Interchange.   

 Industrial Planned Development (IPD) zoning would be required in the event light industrial uses 

are proposed. The Board of County Commissioners can approve, approve with conditions or deny 

a zoning request based on compatibility as part of a public hearing process.   



 

 

 

 
STAFF REPORT FOR 

CPA2015-10: Apaloosa Lane 
County Initiated Text and Map Amendments to the Lee Plan 

 

 
 

 

Applicant: 
Board of County 
Commissioners 
 
Representative: 
Department of 
Community 
Development 
 
Size: 
59.72± acres 
 
Location: 
Daniels Pkwy @ 
Apaloosa Lane  
 
Commissioner 
District:  #2 
 

Attachments: 
FLUM Existing 
FLUM Proposed 
Table 1(b) Proposed 
Traffic Analysis 
Service Availability 
Letters 
 
 

Hearing Dates: 
LPA:   7/28/2016 

  3/27/2017 
 
BoCC Transmittal:        

6/21/2017 
 

REQUEST 

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

 
RECOMMENDATION 

The LPA recommends that the Board of County Commissioners not transmit the proposed 

amendment based on the inappropriateness of light industrial uses permitted in the 

General Interchange FLUM. Staff recommends that the Board of County Commissioners 

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

BACKGROUND INFORMATION 
 

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

 
PART 2 

PROPERTY INFORMATION 
  

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

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

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

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

 
Six Mile Cypress Watershed: 
The subject property is within the Six Mile Cypress Watershed which was adopted by ordinance in 1983.  
A comprehensive watershed study was conducted in February 1990 and regulations were adopted into 
the Land Development Code with the goal “to protect, enhance and preserve the public and private 
resources of the watershed.” It also established standards and objectives to be used in deciding whether 
to grant development. 
 
The County relies on SFWMD requirements that regulate post development discharge rates to ensure 
post-development rates remain at or below pre-development discharge rates. Project specific 
information would be required during the local development order process to allow for a thorough 
analysis of the site’s stormwater management. SFWMD issues water management permits for projects 
with 2 acres of impervious surface or for projects over 10 acres in size. The permit limits the post 
development surface water discharge rate to no more than the pre-development rate. Similarly, Lee 
County reviews stormwater management for projects containing less than 10 acres or 2 acres 
impervious for consistency with LDC Section 10-321(f). 
  



 

 
Transmittal Staff Report    June 7, 2017 
CPA2015-10   Page 3 of 14 

    

 

Existing Land Use: 
The subject property contains a mix of developed and undeveloped parcels. Commercial retail, and 
office uses are located closest to Daniels Parkway.   Land uses within the subject property include 
108,236 ± SF of commercial retail and offices uses, a 2,904 SF gas station/convenience store with 12 
pumps, 106 room hotel, a single family residence and 26.48 acres of vacant land. 
 
Table 1 provides more specific information about the parcels within the subject property. 
 

TABLE 1 
SUBJECT PROPERTY PARCEL INFORMATION* 

 
Address Acres 

+/- 
Zoning Existing Use 

13301 Apaloosa Ln. 5.0 CS-2 Single Family Residential 

8961-8991 Daniels Center Dr. 4.95 CPD Commercial Office 

8911 Daniels Pkwy 2.12 CPD Commercial 

8955 Daniels Pkwy 2.17 CPD Commercial (Hotel) 

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

8951 Daniels Pkwy 1.52 CPD Commercial 

13290 Palomino Ln. 10.00 AG-2 Undeveloped 

9001 Daniels Pkwy 2.09 CPD Commercial Office 

13400 Palomino Ln. 2.33 CN-3 Undeveloped 

9011 Daniels Pkwy 1.54 CPD Commercial 

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

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

9150 Kings Crossing Rd. 1.85 CG Commercial retail 

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

*Based on Lee County Property Appraiser’s Records  
 

Surrounding Properties: 
The surrounding properties are within the General Interchange, Outlying Suburban and Wetlands future 
land use categories and are zoned Residential Planned Development (RPD), Community Facilities 
Planned Development, Commercial Planned Development (CPD), General Commercial (CG), Commercial 
Neighborhood (CN-3), and Agricultural (AG-2).  The Surrounding Density Map and Table 2 on the next 
page provide detailed information on the surrounding properties. 
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TABLE 2 
SURROUNDING PROPERTIES INFORMATION 

 
 Zoning Zoning Approval Future Land Use 

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

Outlying Suburban & 
Wetlands 

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

Northwest AG-2 Single-family residence Outlying Suburban 

South  
and 
Southwest 

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

Outlying Suburban & 
Wetlands 

South  
and 
Southeast 

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

General Interchange 

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

General Interchange 

West CPD 
CS-1 
AG-2 

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

Outlying Suburban 
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PART 3 
DISCUSSION AND ANALYSIS 

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

Table 3 
Development Potential  

 
 

Existing 
Development 

Current 
Outlying Suburban 

FLUM
1
 

Proposed 
General Interchange 

FLUM
1
 

Maximum Residential 
Dwelling units 

1 94 Units 693 Units 

Maximum Commercial 
SF 

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

 

314,800 SF
2
 314,800 SF

2
 

Maximum Industrial SF 0 0 362,020 SF
3
 

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

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

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

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

 
Table 4 

Net New Trip Generation 
Proposed 

 
Land Use AM Peak Hour PM Peak Hour Daily 

(2-way) 

 In Out Total In Out Total  

Multi-family 
(700 units) 

69 278 347 262 141 403 4,366 

 
Table 5 

Trip Generation  
Current Outlying Suburban FLUM 

 
Land Use AM Peak Hour PM Peak Hour Daily 

(2-way) 

 In Out Total In Out Total  

Medical Office 40 10 50 21 54 75 644 

Single Family 
88 units 

17 54 71 59 35 94 934 

Total 57 64 121 80 89 169 1,578 

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



 

 
Transmittal Staff Report    June 7, 2017 
CPA2015-10   Page 9 of 14 

    

 

Irrigation: 
This area west of I-75 along the Daniels Road Corridor experiences extremely low water levels in the two 
commonly used aquifers, being the Mid Hawthorn and the Sandstone Aquifers. It is a yearly event 
during the dry months of the year.  

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

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

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

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

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

 
PART 4 

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

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

 

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

 

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

 

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

 

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

 

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

 



 

 
Transmittal Staff Report    June 7, 2017 
CPA2015-10   Page 11 of 14 

    

 

 The addition of the project trips to the network will not cause any roadway links to fall below the 
recommended minimum acceptable Level of Service threshold as recommended in Policy 37.1.1 in 
the Lee County Comprehensive Plan. 

 
PART 5 

ATTACHMENTS 
 

Attachment 1:  

 Existing Future Land Use Map 

 Proposed Future Land Use Map 

 Proposed changes to Table 1 (b) 
 

Attachment 2: Traffic Analysis 

 LCDOT Memorandum (3/6/2017)  

 TR Transportation Consultants Inc. Traffic Circulation Analysis (2/3/17) 
 
Attachment 3: Letters of Availability 

 Solid Waste Division Letter of Availability (2/13/2017) 

 Potable Water and Wastewater Letter of Availability (2/17/2017) 

 EMS Letter of Availability (2/14/2017) 

 South Trail Fire Protection Letter of Availability (2/14/2017) 

 School District Letter of Availability (2/15/2017) 
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PART 6 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: March 27, 2017 
 
A. LOCAL PLANNING AGENCY REVIEW: 

Staff provided a brief presentation on the proposed amendment to designate 59.77 acres to 
General Interchange that included an overview, staff findings and recommendation that the 
amendment be transmitted to the state for review. Members of the LPA asked general 
questions about the amendment regarding the allowable land uses in the General Interchange 
future land use category and traffic considerations.  
 
Twelve members of the public spoke against the requested amendment, one was neutral, and 
two spoke in favor of the amendment. 
 

 
B.  SUMMARY OF LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT: 
 

1. RECOMMENDATION: The LPA recommended that the Board of County Commissioners not 
transmit the amendment to the Lee Plan as proposed in the Staff Report dated March 17, 
2017.   
 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA did not accept the staff’s basis 
and recommended findings of fact. The General Interchange future land use category 
allows light industrial uses as well as commercial and residential. The LPA found that light 
industrial uses were inappropriate for the subject area and could adversely impact the 
residential neighborhood. 

 
C. VOTE:   

A motion was made recommending that the Board of County Commissioners not transmit the 
amendment based on the potential incompatibility of light industrial uses that would be 
allowed by the General Interchange category. The motion was passed by a 5 to 1 vote. 

 

NOEL ANDRESS AYE 

DENNIS CHURCH AYE 

JIM GREEN AYE 

CHRISTINE SMALE AYE 

STAN STOUDER AYE 

GARY TASMAN ABSENT 

JUSTIN THIBAUT NAY 
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D.   ADDITIONAL DISCUSSION AND ANALYSIS 
 

Staff continues to recommend that the Board transmit the proposed amendment and provides 
additional discussion and analysis below regarding issues raised and discussed at the March 27, 
2017 LPA public hearing. 
 
Light Industrial Land Uses: 
The General Interchange Future Land Use category allows for residential, commercial and light 
industrial uses.  The LPA and public raised concerns about the potential for light industrial uses 
being developed on the vacant lands within the subject property.  
 
The vacant lands within the subject property are within four parcels totaling 31.48 acres. One 
parcel is 2.33 acres in size, another is 10 acres, another is 5 acres and the School District 
property is 14.15 acres which is part of the larger 20 acre parcel.  
 
Light industrial uses include quasi-industrial commercial uses where most industrial processes 
take place within enclosed buildings. Light Industrial uses that have activities not taking place 
within a building are required to enclose the yard with an opaque wall or fence.  Heavy 
industrial uses have the potential of producing adverse impacts on surrounding land uses and/or 
resources. This would include uses that produce noise, odors or increased fire hazards. 
 
Planned Development Zoning: 
Per Policy 7.1.6, a public hearing application to rezone the parcels to Industrial Planned 
Development (IPD) would need to be approved by the Board of County Commissioners in order 
to accommodate light industrial uses on the subject property. Lee Plan Policy 7.1.6 provides that 
the request would be analyzed to ensure that light industrial uses would have adequate services 
and facilities available, the use will not adversely impact surrounding land uses, and that natural 
resources are protected. Planned Development zoning allows for approvals to be conditioned to 
mitigate for potential impacts.   
 
Reduced Boundary Avoids Encroachment into Residential Communities: 
The subject property boundaries were reduced from 137.44 acres to 59.72 to ensure the 
General Interchange area would not encroach into the residential areas located to the north and 
northwest of the subject property.  
 
The subject property is separated from the nearest Renaissance South Golf Course Community 
residence by a wall, a vegetated buffer, a golf maintenance facility, golf course (hole), and a 
lake. The distance to the residences ranges from 400 feet to over 1,100 feet. Similarly, the 
nearest residences in the Danforth Lakes RPD are approximately 1,330 feet from the subject 
property and Cross Creek Estates is approximately 1,850 feet from the subject property. 
 
The St. John XXIII Villas, an independent living apartment facility, is located approximately 50 
feet to the north of the subject property line. The subject property is separated from the 
apartment house by a vegetated buffer, a 5 foot privacy fence and another vegetated buffer. 
 
Across Apaloosa Lane, northeast of the subject property is a residence on a five acre lot. The 
residence is approximately 460 feet from the subject property. The residence is located towards 
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the west side of the five acre lot and is separated from the subject property by Apaloosa Lane 
and the agricultural uses on their property.  
 

Traffic: 
Three of the four vacant parcels within the subject property have zoning entitlements to allow 
commercial construction on the vacant lands. The 14.15 acre School District parcel is currently 
permitted to have 95,000 square feet of commercial retail and 80,000 square feet of commercial office. 
The 5 acre parcel is zoned CS- 2 and the 2.33 acre parcel is zoned CN-3 that primarily allows commercial 
offices uses. The remaining 10 acre parcel is currently zoned agriculture AG-2. 
 
Light industrial vehicle trips are typically associated with the delivery and pick up of merchandise for 
distribution. As a result, light industrial uses generate less vehicle trips than retail establishments and 
other commercial uses that attract the public. There would be less traffic generated in the event that 
light industrial uses were to be placed on the vacant lands within the subject property.  
 
As provided in the Traffic Circulation Analysis, the area has pre-existing transportation infrastructure 
issues. Portions of Daniels Parkway will fail with or without the proposed change in the future land use. 
Daniels Parkway is a constrained roadway with little connectivity west of I-75. 
 
Conclusion: 
The request was modified to reduce the subject property boundaries to protect the residential 
communities in the area. There are adequate water, sewer, solid waste, schools, fire, EMS, and police 
service availability to serve the subject property. The transportation issues are pre-existing, and are not 
caused by the proposed designation to General Commercial.  Industrial Planned Development (IPD) 
zoning would be required in the event light industrial uses are proposed. The Board of County 
Commissioners could approve, approve with conditions or deny the request based on compatibility as 
part of a public hearing process.  For the reasons provided in the staff report and the additional 
discussion and analysis above, Staff continues to recommend that the Board of County Commissioners 
transmit CPA2015-10. 
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