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S O U T H \V E S T P L O R 1 D A 

Lee County Board of County Commissioners 
Department of Community Development 

Division of Planning 
Post Office Box 398 

Fort Myers, FL 33902-0398 
Telephone: (239) 479-8585 

FAX: (239) 479-8519 

APPLICATION FOR A 
COMPREHENSIVE PLAN AMENDMENT 

DATE REC'D 

APPLICATION FEE 

(To be completed at time of intake) 

REC'D BY: 

TIDEMARK NO: 

THE FOLLOWING VERIFIED: 
Zoning D Commissioner District D 
Designation on FLUM D 
----------------------(Tob;co~p1;t;JbyP1annTri~tStaff) _____________________ _ 

Plan Amendment Cycle: D Normal D Small Scale D ORI D Emergency 

Request No: 

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: 59 - ----- - ----
Submit 6 copies of the complete application and amendment support documentation, 
including maps, to the Lee County Division of Planning. Additional copies may be 
required for Local Planning Agency, Board of County Commissioners hearings and the 
Department of Community Affairs' packages. 

I, the undersigned owner or authorized representative, hereby submit this application 
and the attached amendment support documentation. The information and documents 
provided are complete and accurate to the best of my knowledge. 

fl?dtJJ ?~~~ 
ATE 1 SIGNATURE OF OWNER OR AUTHORIZED REPRESENTATIVE 
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I. APPLICANT/AGENT/OWNER INFORMATION 

Bill Burdette, Buckingham Community Planning Panel 
APPLICANT 
4931 Shady River Lane 
ADDRESS 
Fort Myers 
CITY 
239- 936- 1404 
TELEPHONE NUMBER 

FL 
STATE 

Margaret Banyan, Ph.D., Johnson Engineering 
AGENT* 
PO Box 1550 
ADDRESS 
Fort Myers 
CITY 
239- 461- 2450 
TELEPHONE NUMBER 

OWNER(s) OF RECORD 

ADDRESS 

CITY 

TELEPHONE NUMBER 

FL 
STATE 

STATE 

33905 
ZIP 

FAX NUMBER 

33901 
ZIP 

239- 334- 3361 
FAX NUMBER 

ZIP 

FAX NUMBER 

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

* This will be the person contacted for all business relative to the application. 
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II. REQUESTED CHANGE (Please see Item 1 for Fee Schedule) 

A. TYPE: (Check appropriate type) 

[KJ Text Amendment D Future Land Use Map Series Amendment 
(Maps 1 thru 21) 
List Number(s) of Map(s) to be amended 

B. SUMMARY OF REQUEST (Brief explanation): 

Amending Buckingham Community Plan Goal 17 of the Lee Plan. 

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

1. Site Address: Please see Section 6 

2. STRAP(s): Please see Section 6 

B. Property Information 

Total Acreage of Property: Please see Section 6 

Total Acreage included in Request: Please see Section 6 

Area of each Existing Future Land Use Category: N/A ----------
Tot a I Uplands: N/A ----------------
Tot a I Wetlands: N/A ----------------

Current Zoning: N/A ----------------
Current Future Land Use Designation: N/A ----------------
Existing Land Use: N/A ----------------

Lee County Comprehensive Plan Amendment Page 3 
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C. State if the subject property is located in one of the following areas and if so how 
does the proposed change effect the area: 

Lehigh Acres Commercial Overlay: N/A ------------------
Airport Noise Zone 2 or 3: NIA 

Acquisition Area: N/A ------------------
Joint Planning Agreement Area (adjoining other jurisdictional lands): NIA ------
Community Redevelopment Area: N/A ------------------

D. Proposed change for the Subject Property: 

Please see Section 3 

E. Potential development of the subject property: 

1. Calculation of maximum allowable development under existing FLUM: 

Residential Units/Density 

Commercial intensity 

Industrial intensity 

N/A 

NIA 

NIA 

2. Calculation of maximum allowable development under proposed FLUM: 

Residential Units/Density 

Commercial intensity 

Industrial intensity 

N/A 

NIA 

N/A 

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 each map submitted, the applicant will be required to provide a 
reduced map (8. 5" x 11 ''.) for inclusion in public hearing packets. 

Lee County Comprehensive Plan Amendment Page 4 
Application Form (06/06) W: \MARKETING \MKT-006 \ Buckingham Comm Plan\ CompPlanAmendmentApp.doc 



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

1 . Provide any proposed text changes. Please see Section 3. 

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

3. 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. NIA 

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

5. The legal description(s) for the property subject to the requested change. NIA 

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

7. An aerial map showing the subject property and surrounding properties. NIA 

8. If appliqmt is not the owner, a letter from the owner of the property 
authorizing the applicant to represent the owner. Please see Section 1. 

B. Public Facilities Impacts 
NOTE: The applicant must calculate public facilities impacts based on a 
maximum development scenario (see Part /1.H.). 

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

Long Range - 20-year Horizon: NIA 
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 type/number of employees 
by type/etc.); 

Lee County Comprehensive Plan Amendment Page 5 
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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-year CIP horizon: N/A 
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-mjle radius (indicate laneage, 
functional classification, current LOS, and LOS standard); 

b. Identify 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 2020 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. Identify the additional improvements needed on the network beyond those 
programmed in the five-year horizon due to the development proposal. 

2. Provide an existing and future conditions analysis for: N/A 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space. 

Lee County Comprehensive Plan Amendment Page 6 
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Analysis should include (but is not limited to) the following: N/A 
• Franchise Area, Basin, or District in which the property is located; 
• Current LOS, and LOS standard of facilities serving the site; 
• Projected 2020 LOS under existing designation; 
• Projected 2020 LOS under proposed designation; 
• 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). 

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

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

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

C. Environmental Impacts N/A 
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: 

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 with property boundaries and 100-year flood prone areas 
indicated (as identified by FEMA). 

4. A map delineating wetlands, aquifer recharge areas, and rare & unique 
uplands. 

5. 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). 

Lee County Comprehensive Plan Amendment Page 7 
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D. Impacts on Historic Resources N/A 
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 Consistency with the Lee Plan N/A 
1. Discuss how the proposal affects established Lee County population 

projections, Table 1(b) (Planning Community Year 2020 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. No additional Goals or objectives 
are affected. 

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 N/A 
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. 

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. 

Lee County Comprehensive Plan Amendment Page 8 
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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. 

Item 1: Fee Schedule 
Map Amendment Flat Fee $2,000.00 each 
Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres 
Small Scale Amendment (10 acres or less) $1,500.00 each 
Text Amendment Flat Fee $2,500.00 each 
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AFFIDAVIT 

I, Bill Burdette ________ , certify that I am the owner or authorized representative of 
the property described herein, and that all answers to the questions in this application and any sketches, 
data, or other supplementary matter attached to and made a part of this application, are honest and true 
to the best of my knowledge and belief. I also authorize the staff of Lee County Community Development 
to enter upon the property during normal working hours for the purpose of investigating and evaluating 
the request made through this application. (PLEASE contact applicant before entering property). 

Signature of owner or owner-authorized agent 

Bill Burdette 
Typed or printed name 

STATE OF FLORIDA) 
COUNTY OF LEE ) 

The foregoing instr~ enl was certified and subscribed before me this 1,, 111,ay of l(k,.)q,r 20 QI_ ' 
by 6; 1 { D ycl .e ~ who is personally known to me or who has produced 

as identification. -----lM____,,......-~-~-m-
JiJ?t;z::y 0? / 

Printed name of notary public C? 

Lee County Comprehensive Plan Amendment Page 10 
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Panel Member and Consultant Contact Information 

Buckingham Community Planning Panel 

Bill Burdette, President 
4931 Shady River Land 
Fort Myers, Florida 33905 
bill@burdetteinc.com 

Michael Rippe, Vice-President 
13140 Bird Road 
Fort Myers, Florida 33905 
Michael.rippe@dot. state. fl. us 

Gordon Brandt, Secretary 
4238 Skates Circle 
Buckingham, Florida 33905 
Gordon@glbrandt.net 

Bob Murray, Treasurer 
6271 Staley Farms Road 
Fort Myers, Florida 33905 
BobMurray@HMeng.com 

Gloria Vemay, Director 
4991 Higginbotham Road 
Fort Myers, Florida 33905 
ghvcountrylady@aol.com 

Bruce Strayhorn, Director 
2125 First Street, #200 
Fort Myers, Florida 33901 
Bruce@Strayhomlaw.com 

Matt Steele, Director 
14341 Orange River Road 
Fort Myers, Florida 33905 
tommylcook@aol.com 

Buckingham Community Plan 

Tom Feminella, Director 
6810 Tech Drive 
Fort Myers, Florida 33905 
tomcat05@comcast.net 

Tim Mann 
5621 Neal Road 
Fort Myers, Florida 3390 
Tim@metronfl.com 

Sawyer Smith 
1415 Hendry Street 
P.O. Drawer 8 
Fort Myers, Florida 33902 
scsmith@wilburlaw.com 

Tommy Lee Cook 
5141 OBannon Road 
Fort Myers, Florida 33905 
tommylcook@aol.com 

Consultant 

Margaret Banyan, Ph.D 
Johnson Engineering 
P.O. Box 1550 
Fort Myers, Florida 33902 
mbanyan@johnsoneng.com 

Mike Roeder 
Knott, Consoer, Ebelini, Hart & Swett, P.A. 
1625 Hendry Street 
Fort Myers, Florida 33901 
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Planning Narrative 

Planning History and Background 
The Buckingham Community Plan is the product of the Buckingham Community Planning Panel 
(BCPP). The BCPP and the planning effort were formed in the attempt to carefully study the 
challenges and opportunities associated with the protection and preservation of a rural community while 
providing for limited growth and development. 

This community plan was funded by the Board of County Commissioners through the Lee County 
Department of Community Development. Lee County allocates community planning funds through 
Administrative Code 13-3, which outlines the process by which communities are able to request up to 
$50,000 for the purpose of planning. The BCPP requested and was approved for funding in July 2007. 
The Community Planning Agreement requires, as a deliverable, that the community plan include data 
and analysis to support recommended amendments to the Lee Plan. As a result, the purpose of this plan 
is twofold: 1) provide a document that guides future community decisions and 2) provide a document 
that fulfills the requirements of the Community Planning Agreement between the BCCP and Lee 
County. 

The Buckingham Community Plan aims to guide the future growth, character, and quality of life in the 
Buckingham Planning Community. The means to guide future growth is through the amendment and 
adoption of goals, objectives, and policies into the Lee Plan. The Buckingham community is currently 
designated in the Lee Plan through Goal 1 7, which defines the area in the future land use map and sets 
out the vision for the Buckingham Rural Community Preserve and other items designed to preserve the 
community' s rural integrity. The amended Goal 17 will provide the foundation for specific regulations 
to be adopted in the Lee County Land Development Code. These policies will provide direction on 
land use and infrastructure, thereby ensuring that future development remains consistent with the stated 
vision of the community. It encourages approved development to strive toward these goals. 

Buckingham Physical and Community Characteristics 

Physical Characteristics 
The Buckingham community is a 16 square mile section of unincorporated Lee County, located east of 
the City of Fort Myers and west of unincorporated Lehigh Acres. The Buckingham community is 
'sandwiched ' between two high growth communities, which creates challenges for maintaining the 
rural character of the community. 

External/ Surrounding Neighborhood Characteristics 
Development in Lehigh Acres affects the Buckingham community by creating the need for additional 
infrastructure to support increasing populations. These external pressures include: 

• The perceived need to provide transportation routes between Lehigh Acres and major work 
centers in Fort Myers and Cape Coral 

• The need for additional solid waste and waste water treatment facilities 
• The need to manage water in Lehigh Acres, which has the effect of flooding the Orange River 

during the rainy season 
• Perceived needs for additional residential development 

Buckingham Community Plan Page 12 JOHNS N 
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Population Demographics 1 

Based on statistics from the 2000 Census, the population of Buckingham was 3,742 with 16.8% of 
individuals below the poverty line (compared with 12.4% in the United States). 64% of the community 
is in the labor force and travels an average of 25 .6 minutes to work (very consistent with national 
percentages of 63. 9% in labor force and 25. 5 minutes mean travel time). The median household 
income in Buckingham was $51,068 ( compared with $41,994 nationally). Buckingham boasts a high 
owner occupancy rate of 90.3%, compared to 76.5% in Lee County and 66.2% nationally. 

Governance 
Currently, Buckingham is part of unincorporated Lee County, meaning that it is formally governed by 
the Board of County Commissioners for Lee County. The initial development of Goal 17 in the Lee 
Plan was a product of early community efforts. In 1989 the Buckingham Preservation Committee was 
formed as a subcommittee of the fifty-year-old Buckingham Community Club. The Buckingham 
Preservation Committee is credited with the writing of the original community plan amendments (Goal 
17), adopted in 1991. The Buckingham Conservancy, Inc. was incorporated as a Florida Non Profit 
Corporation in 1995. The core group of the Conservancy continues to meet from time to time as 
needed.2 

Tensions and Planning 
Underlying this plan and the process of development are some fundamental conflicts that create 
tensions that must be balanced in the planning process. These are: 

• The rights of individuals to develop private property versus the rights of the community 
character as a whole 

• The challenges associated with maintaining rural character in the midst of high growth 

Planning Elements 
The content of this plan was developed over the course of an eight-month period. Data were collected 
using the methods outlined in Section 4 of this document. The planning elements that appear below are 
based on the conclusions of the data collection, public participation, and community planning panel 
decisions. 

Community Vision / Community Character 
The Buckingham community shares a set of distinct values that center on its identity as a rural 
community with a unique history. The policies expressed in this plan are consistent with a rural 
community, and include the desire to maintain an agricultural land use pattern, maintain a diverse 
housing style, enhance the rural character, and protect its environmental and historical values. 

The Lee Plan recognizes the Buckingham community values in their vision statement, 

20. Buckingham - This Community is located between Lehigh Acres and the City of 
Fort Myers and Buckingham Road and the Orange River. It is considered the 

1 United States Government. 2000. U.S. Census 2000. United States Government. Data were accessed for Buckingham as 
a Census Defined Place. 
2 Blackbum, Don. 2007. Personal Communication. September 20, 2007. The Buckingham Community Club primarily 
managed the Cemetery and held a Christmas Party every year. It was made up of old family members who were born and 
raised in Buckingham. 
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Buckingham Rural Community Preserve. The property in this community is 
predominantly designated Rural Community Preserve with some pockets of Public 
Facilities, Rural, and Outlying Suburban. The residents will continue to work to maintain 
the rural nature of this area of the county. The residents have limited the commercial 
activity within the community to a node focused around the intersections of Buckingham 
Road and Cemetery Road and Buckingham Road and Orange River Boulevard. It is their 
preference that the majority of the communities commercial needs be met outside of their 
community. They also have concerns with any transportation projects which increase the 
volume of traffic through their community. The population of Buckingham will not 
change substantially during the life of this plan. (Added by Ordinance No. 99-15)3 

Land Use and Development 
One of the ways in which the Buckingham community protects its rural character is through the 
development of policies that encourage lower-density development. This is a challenge in the 
community due to its placement within two high density areas. As a result, the community confronts 
pressures to place utilities, residential development, and commercial operations within the community. 
The community addresses these pressures in several different ways as outlined below. 

The Rural Community Preserve is accompanied by other land use categories that are smaller in 
size relative to the Rural Community Preserve. These include Public Facilities, Urban 
Community, and Outlying Suburban. Whereas Goal 17 previously was bound by the Rural 
Community Preserve, this plan extends those boundaries to meet the community planning 
boundaries as identified in the Lee Plan. A map of this boundary appears in Section 6 of this 
document. 

Density and Lot Size 

The community has used several strategies to limit dense development within its boundaries. The first 
strategy that limits density involves retaining the "Rural Community Preserve," which is the primary 
future land use category within the Buckingham community. The Rural Community Preserve category 
is defined as, 

POLICY 1.4.3: The Rural Community Preserves are established following special 
studies of Lee County's intact rural communities. Within these areas, special design 
approaches are to be used to maintain the existing rural character, for example: 
conservation easements, flexible road design standards (including relocation of future 
arterials not serving the rural community), special fencing and sign standards, and 
retention of historic rural uses. These areas are not to be programmed to receive urban­
type capital improvements. Lands within this category are not intended to be converted to 
any Future Urban Areas; rather, they are to remain permanently rural in character and 
use. These areas are restricted to low density residential uses (with minimum lot size 
requirements), agricultural uses, and minimal non-residential uses that are needed to 
serve the rural community. Property in this category may not be rezoned to any RV 
district. Additional goals, objectives, policies, and standards for these areas may be 
included in this plan based on the special studies (see for example, Goal 17). Maximum 

3 Lee County. 2005. The Lee Plan. Fort Myers, FL: Lee County Board of County Commissioners. 
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density is one dwelling unit per acre (1 du/acre). (Amended by Ordinance No. 91-19, 94-
30) 4 

The Buckingham community supports the rural character of the community by mandating that all new 
lots must have a minimum of 43,560 square feet or 1 acre. Beyond lot size, the community fmiher 
limits density by constraining residential development to one unit per buildable acre (previously 
allowed higher densities are excluded). Whereas the Rural Community Preserve land use category in 
the county is constrained to one dwelling unit per acre, the Buckingham community density is to be 
based on buildable acres. Buildable acreas will include no more than 20% wetlands, and exclude road 
right of ways, water management areas, or natural water bodies. The community acknowledges that 
other land use categories in the Buckingham Community may be entitled to higher densities. 

Clustered Development 
Another mechanism to preserve the rural character of the Buckingham community involves allowing 
clustered development. The purpose of clustering residential development is to preserve the maximum 
amount of open space possible within the community. "Clustering is defined as a form of development 
where the buildings in a project are grouped together into compact arrangements, or clusters, while 
other portions of the site are preserved as permanent open space."5 Clustered developments on larger 
lots (over 10 acres in size) allow residential housing to be moved closer together and create more open 
space on the perimeter of the property. The following figures illustrate the differences between non­
clustered and clustered developments, where natural areas are preserved. 

Lots Not Clustered 

Figure 1 Source: Randall G. Arendt, Conservation Design for 
Subdivisions: A Practical Guide to Creating Open Space 
Networks, Island Press, 1996. 

4 Ibid. 

Lots Oustered 

5 Bass, Beverly. 2006. A Citizen's Guide to the Forest Conservation Act in Ma,yland. Chesapeake Bay, MD: Chesapeake 
Bay Foundation. Website publication retrieved September 7, 2007 from 
http://www.cbf.org/citizenguides/final_forest_conserv_site/4fc_clustering.htm. 
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Transitional Densities and Development 
Other efforts to preserve the rural character of the community involve the way in which surrounding 
developments transition to the Buckingham Rural Community Preserve and to the Buckingham 
community. These developments should be appropriately designed as to gradually decrease density ( or 
the appearance of density) as they approach the boundaries of the community and the preserve. In 
addition, those developments that buttress the preserve should be single-family. This will provide a 
graduated aesthetic appropriate for the community and its surrounding areas. 

Other Land Uses: Commercial and RVPD 
Additional means to limit density and preserve the rural character in the Buckingham community 
involve limiting commercial development and prohibiting recreational vehicle developments. 
Consistent with the Lee Plan vision for the Buckingham community (see above), commercial 
properties, unless already zoned, are confined to the intersection of Orange River Boulevard and 
Buckingham Road. While commercial development should be limited, the community supports 
commercial activity as it relates to agricultural operations. For example, commercial nurseries should 
be allowed, as it supports the rural and agricultural character of the community. For this reason, the 
community suppmis commercial uses allowed in agricultural zoning districts. For a listing of these 
uses, see the Use Regulations Table in the Lee County Land Development Code Sec. 34-653. 

In the spirit of retaining a historically rural community, Recreation Vehicle Planned 
Developments (RVPD) are also excluded within the Buckingham boundaries.6 

Roads and Traffic 
As a result of its physical location between the City of Fort Myers and the unincorporated area of 
Lehigh Acres, the Buckingham community experiences the pressure of traffic and roads. Many 
residents of Lehigh Acres travel west and southwest to work in other areas of Lee County, which 
requires travel through the Buckingham community. 63 .1 % of respondents to the May 2007 survey 
stated that traffic was their greatest safety concern. When asked to rank their concerns about specific 
roads, respondents ranked Buckingham Road as being their first concern, followed by Orange River 
Boulevard, Tice Street, Neal Road, Staley Road, and Cemetery Road (in rank order). 

Road Development 
In response to these community concerns, several restrictions on road development have been in place 
to limit traffic impacts. These are limitation on road extensions for: State Route 31 south of the Orange 
River, Ellis Road, Long Road, and Staley Road. There are also limitations on the planning and building 
of east/west collector roadways and constraining right-of-ways to no more than 80 feet on all roads 
except for Buckingham and Luckett Roads. 

Recognizing that roads and traffic will continue to be an area of concern for the Buckingham 
community well into the future, the impacts from traffic must be minimized. The means for doing this 

6 The Lee County Land Development Code Sec. 34-931 ( c )(3) defines the principle use of a R VPD district as, "the principal 
use of a recreational vehicle planned development is recreational vehicle emplacement, although some ancillary commercial 
uses for the convenience of the development guests may also be permitted." 
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includes restricting collector roads and analyzing alternative routes. These traffic impacts should be 
accompanied by efforts to minimize light pollution and install landscaping that is consistent with the 
rural character of the community. At the same time, new institutional developments must be 
accompanied by road improvements designed to improve safety and accommodate increases in traffic. 

Traffic Safety 

External traffic from other areas outside the Buckingham community have a large impact on the safety 
of the roads within the community. Buckingham roads must be improved to increase safety for 
travelers. However, in no way should the community desire for increased road safety serve as a 
justification for increasing traffic volume from other areas outside the community. 

Public Facilities and Utilities 
The Buckingham community, as one of the less developed areas of the county, is often targeted for the 
placement of public facilities and utilities. An overuse of the community in this way, however, will 
ultimately diminish its rural character. At the same time, certain facilities are part of the community' s 
history. Public facilities and utilities within the Buckingham community should be appropriately 
balanced to preserve the rural character of the community while providing only the appropriate 
infrastructure to other parts of the county. This section addresses the limitations on utility provision, 
outlines the appropriate facilities for the community, and recognizes the value of historic public 
facilities in the community. 

Utility Placement and Management 
As a means to limit urban development, the Buckingham community limits central sewer and 
commercial natural gas lines. These limitations exclude central sewer in those areas that have 
previously been identified in Map 7 (see Section 6) or are within the existing Resource Recovery 
Facility and the Lee County Parks and Recreation facility. Central water is allowable, but only if paid 
for and requested by private property owner(s). Natural gas lines that serve residential purposes are 
also allowed within the community. In addition, utilities that accompany new developments must 
consider the preservation of the rural character by ensuring that all developments for which a 
development order are required to install utilities (e.g., electricity, gas, telephone, and cable lines) 
underground. 

In addition to utility placement, the management of utilities has significant impacts on the community. 
Of particular concern is the need for management of water in the surrounding areas. The East County 
Water Control District (ECWCD) is responsible for water management in the Lehigh Acres 
community. During the rainy season the district will release large quantities of water into the Orange 
River. These large water releases tend to cause flooding and water quality impacts downriver. The 
ECWCD should consider the impacts of water management outside its district and is encouraged to 
develop storm water retention and control systems and take steps to improve water quality. 

Appropriate Facilities and Utilities 
As noted above, the Buckingham community is one of the few locations in the county that offers 
opportunities to place large scale facilities. The placement of any new public facilities and utilities in · 
the community must consider the rural character of the community. There is a range of appropriate 

Buckingham Community Plan Page 17 iC•111111«DII 
ENGINEERING 



f 

( 

r 

r 

r 

I 
I 
( 

( 

I 
I 
l 

I 
l 

public facilities and utilities that may be considered in the community. Those that are inappropriate are 
detention and co1Tectional facilities, water treatment, sewage treatment, reclamation facilities, landfills, 
industrial facilities, and resource recovery facilities, FEMA trailers, and immediate emergency 
aftermath facilities. 

Of particular concern is Gulf Coast Center (previously known as Sunland Training Center), a large tract 
ofland located at 5820 Buckingham Road. Gulf Coast Center cuITently operates as a vocational service 
under the Agency for Persons with Disabilities through the State of Florida. Gulf Coast Center is 
scheduled to close December 31 , 2010. The site upon which the center is located is a large tract of 
land. As with all public facilities, the Buckingham community supports the conversion of the center to 
be consistent with the community character. In no way should those facilities and utilities noted above 
as inappropriate be located at the Gulf Coast Center site. 

Public Service Facilities 

Of particular importance to the community are those public facilities that provide a historically 
important service. These facilities include the Buckingham Army Airfield, the Buckingham airparks, 
the Mosquito Control District headquarters, and the Lee County Gun Range ( operated by the Lee 
County Sheriffs Office). The Buckingham Army Airfield and the Buckingham airfields have historic 
importance to the community. The airfield was instituted in the community by the U.S. Army 1942 as a 
gunnery school. The airfield was previously intended to be the Buckingham Air Base, and was to 
house 3000 men. 7 The Lee County Mosquito Control cu1Tently operates the airfield. The Lee County 
Gun Range sits on property owned by Lee County, bordering the Mosquito Control facilities and the 
Lee County Sheriffs Office Aviation unit uses the airfield. Also of significance are the airparks in the 
community, with many residents owning and operating planes. Residents expressed that these facilities 
are highly valued and should be protected. New developments should not put at risk any historically or 
otherwise valued public service facility that is recognized in this planning document. 

Landscaping, Buffering, Community Aesthetics, and Quality of Life 
Maintaining a rural character for the community depends in part on its appearance. The community is 
not interested in defining the appearance of 'rural", but could more practically identify what is not rural 
in character. Given that there are a variety of uses within the Buckingham community, mitigating these 
'non rural' uses through buffering, landscaping, and other regulations is important. 

For example, several facilities in Buckingham, such as electrical substations and resource recovery 
facilities are not consistent with 'rural character'. These facilities must be buffered to enhance the 
aesthetic in the community using native planting materials. Similarly, the waste-to-energy incinerator 
that operates in the Buckingham community was installed in the community with the understanding that 
there would be no trash or otherwise unsightly affects outside the facility boundaries. Regular trash 
pickup on those roads affected by the incinerator as well as vegetative buffers to minimize the industrial 
appearance of this facility must be maintained. 

To maintain the rural aesthetic, residential developments must not install walls as boundaries, but may 
build berms that provide the appropriate buffering as might be required by Lee County. Light pollution 

7 Southwest Florida Online. 2007. Florida Aviation and Southwest Florida - 1910 to 1996. Website retrieved 9/5/07 from: 
http://members.aol.com/browne/aviation.html. 
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also causes a negative impact on the rural character of the community and must be minimized in 
residential developments, commercial developments, and roads. 

Finally, the quality of life in the Buckingham community is tied to the Orange River. To the extent 
possible, the Orange River should be maintained in its natural state. Residential uses should minimize 
their impacts and build no new residential buildings or screen enclosures closer than 50 feet from the 
top of the bank of the river. 

Environment, Open Space and Parks 
The maintenance of the natural environment, open spaces, and parks is an essential feature of the 
Buckingham community. The community is one of the few areas in Lee County that provides the 
extent of open space and diversity of opportunities for enjoyment. However, the community maintains 
a strong desire to ensure that recreational and environmental uses are directed towards its historic roots 
in agriculture. 

Recreational uses therefore, should focus on naturalized parks, hiking, and horse riding trails that 
ultimately will form an interconnected system. Property acquisition in the future therefore, should be 
directed towards developing this interconnected system. 

Additionally, in the spirit of a rural community, the recreational uses in the area should be carefully 
managed to ensure that commercial recreational uses are not allowed on the Orange River. 

The June 2007 Community Survey showed that residents are concerned about eradication of invasive 
exotic plant species. 88.7 percent of survey respondents strongly agreed or agreed that invasive exotic 
plants should be eradicated. Through the planning process, the panel and community members agreed 
that it is up to the Lee County code and individual residents to pursue eradication. 

Agriculture 
Agriculture and small family farms are important to this history and culture of Buckingham. This plan 
identifies two primary elements important of preserving the rural character of the community. 

Agricultural Uses 
The Buckingham community, in encouraging agricultural uses, wishes to allow small scale commercial 
and non-commercial agricultural operations. Several agricultural uses are noteworthy: 

1) Absent clear guidelines that define small-scale commercial agricultural uses, those uses that are 
approved in agricultural zoning districts should be allowed. For example, allowable uses would 
include both nursery growing operations as well as retail nurseries operated in the community. 

2) Small family farms are important activities in Buckingham and serve to expand the lifestyle 
options available in Lee County. However, some small family farms may not desire a 
commercial agricultural operation or match criteria for commercial agricultural operations. 
Thus, the community agrees that owner-occupied farms ofno more than ten acres should be 
regarded as viable agricultural activity. 

3) The community is interested in encouraging equestrian related activities in Buckingham. 
Currently, stables are allowed only to give lessons and clinics to boarders. This plan seeks to 
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support equestrian related activities by allowing stables to provide lessons and clinics to non­
boarders as well. 

Tax exemptions 

While the Buckingham community is interested in encouraging small family farms, taxing policies 
affect individual property owners ability to sustain operations. The Lee County Property Appraiser 
plays an important role in maintaining the rural character of the community. The Buckingham 
community encourages the Lee County Property Appraiser to develop policies that continue to 
encourage small family farms through favorable interpretations of the agricultural tax exemptions. 
Specifically, the Property Appraiser is encouraged to give full consideration to Goal 17 in assessing 
land value and granting agricultural exemptions. There should also be recognition and full 
consideration given to property that is in an agricultural or conservation easement. The Property 
Appraiser is encouraged to establish a tax classification that specifically meets the criteria of small 
family farms and equestrian facilities in Buckingham. Furthermore, should a family farm lose or 
relinquish its agricultural exemption, the affected property would be assessed and taxed under the Save 
Our Homes cap rate, with the same base year as the homestead application. Finally, crops grown for 
research and education purposes should be considered legitimate agricultural activity. 

Conclusions 
As demonstrated in Section 4 of this document, there is widespread support for the Lee Plan 
Amendments the accompany this plan. The process was transparent, enjoyed considerable public 
participation, and incorporated many items generated from community members. This plan represents 
the central goal of the community to maintain its rural nature while being a good steward of land and 
community resources. 
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Lee Plan Amendments 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve the 
existing agricultural land use pattern; to diversify the choice of housing for Lee County by maintaining 
and enhancing the historic rural character; and to protect the unique historical and environmental values 
of the Buckingham Community. The boundaries of the Buckingham community shall be extended to 
the Buckingham Planning Community boundaries. For the purposes of this plan, the precise boundaries 
of Buckingham are indicated on the Future Land Use MapMap 16 of the Lee Plan. (Added by 
Ordinance No. 91-19, Amended by Ordinance No. 93-25, 94-30) 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is 
"Rural Community Preserve." Other smaller land use designations exist in the boundaries. such as 
public facilities. urban community. and outlying suburban. Existing public facilities have also been 
designated as appropriate. After the adoption of this amendment, no land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
Facilities)_unless property is within a pre-existing higher density or a finding of oveni.ding public 
necessity is determined by three members of the Board of County Commissioners. (Amended by 
Ordinance No. 00-22) 

POLICY 17.1.1: No property within the Baekingham Buckingham community will be rezoned 
to RVPD. (Amended by Ordinance No. 00-22) 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham 
area. No new commercial activities development (as defined by F.S. 380.04) will be located 
outside of this commercial node. All new commercial developments in the node are required to 
provide a minimum of 30% open space. This commercial node is described as those lands 300 
feet eastward from the easterly right-of-way of Buckingham Road and lying between Cemetery 
Road and a point 300 feet north of the intersection of Buckingham Road and Orange River 
Boulevard. In no way should this policy be construed to prohibit the designation of or 
commercial uses allowed in agricultural zoning districts. (Amended by Ordinance No. 94-30, 
98-09, 00-22) 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet. Existing lots are 
excluded. Any residential planned development zoning granted in the Rural Community 
Preserve land use category will require a minimum size of one acre (43,560 square feet) for 
every residential lot. (Amended by Ordinance No. 00-22t 

Policy 17.1.4: Density within the Buckingham community will be no more than one unit per 
buildable acre. Densities allowable prior to the adoption of this amendment are excluded. A 
buildable acre will not include more than 20% wetlands and will exclude road right of ways. 
water management areas. or natural water bodies. Bonus density is prohibited within the 
Buckingham community. 
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Policy 17.1.5: Clustering of residential development is allowed in the Buckingham community 
only with residential planned development (RPD) zoning. In no case will clustered 
developments exceed the overall density of 1 unit per buildable acre. Density in clustered 
developments will be based on buildable acreage and be moved away from the property 
boundaries. No additional commercial space will be granted, regardless of clustered 
development. Clustering of residential development is achieved by limiting the areas of 
property available for residential homesites in the following fashion. 

1) Homesites must be no less than 100 feet away from the RPD boundary. 
2) The RPD must have a minimum of 10 acres in order to cluster homesites. 

Policy 17.1.6: Residential development along the Buckingham community boundary should 
make appropriate transitions to the community by allowing only single-family homes with a 
graduated density as development moves away from the planning community boundaries. 

Policy 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 

1. The existing publicly maintained Luckett Road segments currently functioning as local roads 
will be retained. Any proposal to change the functionality of Luckett Road, such as to provide 
Lehigh Acres with access to I-7 5 at the Luckett Road interstate interchange, will require an 
analysis (Alignment Study, including public input) of the impacts to the Buekiftgham Rurel 
Community PreserveBuckingham community. This analysis will include the review of 
alignments including diverting the proposed collector or arterial corridor as far south as 
possible, starting east of Pangola, in order to skirt the Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham Rma-1 
Community PreserveBuckingham community; 

6. All futw::e rights-of-way in Buckingham will be no greater than ~ 80 feet ( except for 
Buckingham Road and Luckett Road extensions)..;_ 

L The extension and connection of Long Road to Ellis road-Road is prohibited. (Amended by 
Ordinance No. 94-30, 99-15, 00-22) 

Policy 17.2.1: Lee County will make every effort to design and construct roads that support 
traffic routes around, and not through, Buckingham. Lee County will also make every effort to 
reduce traffic and its affects through the Buckingham community. This includes, but is not 
limited to, restricting the number of collector roads, analyzing alternative routes, limiting light 
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pollution, and installing landscaping compatible with the rural character of the Buckingham 
community. 

Policy 17 .2.2: Any future institutional or school sites affecting the Buckingham community 
will be accompanied by road improvements, including sidewalks, to accommodate increased 
traffic and improve safety. 

OBJECTIVE 17.3: PUBLIC FACILITIES AND UTILITIES. To protect the rural character 
of the Buckingham community, public facilities and utilities that detract or diminish the 
overall community character are prohibited. 

Policy 17.3.1: SEWER AND WATER. In order to discourage unwanted urban development, 
central sewer lines will not be extended into the Buekiagham Rural Commmrity 
Preserv:eBuckingham community, except in the areas identified by Map 7 as Future Sanitary 
Sewer Service Areas, the existing Resource Recovery Facility, and the adjacent Lee County 
Parks and Recreation Facility. 

Policy 17.3.2: Central water lines may be extended along major roads of the Buckingham Rural 
Preserve upon request of property owners, with extension and connection fees paid by the 
person(s) requesting the water service. Connection to this expanded water service network will 
be on a voluntary basis. Under no circumstances will the availability of central water be 
accepted as justification for a density increase, or reduction of lot size requirements, within the 
Buekmgham Rural Commumty PreserveBuckingham community. (Amended by Ordinance No. 
00-22, 03-19) 

Policy 17.3.3: Residential natural gas lines are allowed within the Buckingham community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 

Policy 17.3.4: All new large developments for which a local development order is required, 
shall install utilities underground. Utilities include, but not limited to, electricity, telephone, and 
cable lines. 

Policy 17.3.5: The Buckingham community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community 
supports the Mosquito Control District in limiting its activities to those consistent with its 
purpose and the provision of other public services. 

Policy 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No temporary or emergency 
operation disaster aftermath facilities will be allowed, including FEMA trailers. 

Policy 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
community boundaries. 
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Policy 17.3.8: Additional water treatment, sewage treatment, reclamation facilities. landfills. 
industrial facilities, and resource recovery facilities are prohibited in the Buckingham 
community. 

Policy 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance of large 
releases of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4 LANDSCAPING, BUFFERING, !..ND COMMUNITY AESTHETICS, 
AND QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham 
community's historic rural character and environmental values. developments. utilities. public 
services, road, and land use changes or improvements shall provide appropriate landscaping, 
buffering. and community aesthetics to ensure that a rural lifestyle is preserved. 

Policy 17.4.1: Public facilities are required to establish and maintain an appropriate vegetative 
buffer using native materials. Buffering materials must designed to enhance and protect the 
aesthetic values inherent to the Buckingham community. This is to include. electrical facilities. 
substations. distribution and transmission lines: resource recovery facilities: and telephone 
facilities should install and maintain buffers that obscure unsightly facilities. 

Policy 17 .4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham community by regularly providing trash pick up on affected 
roads and establishing and maintaining an appropriate vegetative buffer. 

Policy 17.4.3: Within the Buckingham community. residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code. but should be designed to be 
undulating. 

Policy 17.4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham community. 

OBJECTIVE 17.5 ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

Policy 17 .5.1: Lee County will develop a plan for an interconnected system of parks. hiking, 
and horse riding trails within the Buckingham community. 

Policy 17.5.2: Any access to the Orange River within the Buckingham community that is to be . 
developed by Lee County will be limited to non-commercial residential use. 

Policy 17.5.3: The removal of exotic plants. as defined by the state or county. is encouraged 
within the Buckingham community. 
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OBJECTIVE 17.6. AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall consider 
and be applied in a manner that will protect agricultural activity and small family farms. 

Policy 17.6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Polices of the Buckingham Plan are given full consideration in assessing the 
value ofland in Buckingham and in the granting of agricultural exemptions. 

Policy 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be 
a viable commercial activity. 

Policy 17 .6.3: If a small family farm loses its agricultural exemption, the Property Appraiser. 
will utilize appropriate formulas for applying the homestead exemption to the former 
agricultural land. 

Policy 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

Policy 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
Jatropha curcas, shall be considered as a commercial agricultural activity by the Property 
Appraiser. 

Policy 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, if no clinics are held after 7PM, and the operation 
does not create a use, road access or drainage nuisance to it neighbors. 
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Data Collection Methods and Public Participation 

Several methods were used to collect data in preparation of this plan and amendments. These included 
data and document(s) research, interviews, surveys, and meeting 

Community and Subcommittee Meetings 
The Buckingham Community Planning Panel collected information from community members over a 
series of community meetings in which participants identified the main issues facing the Buckingham 
community. Community meetings were publicly advertised through a series of email lists and public 
notices in the Lehigh News Star (copies of the advertisements appear later in this Section 4) . 

The issues identified in earlier meetings were researched and developed through a series of 
subcommittee meetings. Subcommittees focused on the following: 

Infrastructure, Land Use, and Development Meetings 
• Tuesday April 17th at 5pm at the Riverdale Library Branch 
• Tuesday April 24th at 5pm at the Buckingham Community Center 

Agriculture, Open Space, Environmental, Quality of Life Meetings 
• Thursday April 19th at 5pm Location Tice Fire Station 1 
• Wednesday April 25th at 5pm Location Tice Fire Station 1 

Traffic and Roads Meetings 
• Monday April 16th at 6pm at Kelly Tractor 
• Monday April 23rd at 6pm at Kelly Tractor 

Subcommittees were charged with developing preliminary policies that were needed above and beyond 
the previously existing Goal 17. These items were again presented at the May 2007 Community 
Planning meeting where citizens gave comments and feedback on the policies. 

Each of the meetings had substantial attendance, as documented later in this Section 4. 

Interviews 
Interviews and representation by experts and stakeholders were also conducted to further understand 
existing policies and issues in the community. 

• Lehigh Acres President Bo Turbeville (review proposed boundaries, transition areas, and 
common interests) 

• Lee County Mosquito Control (Carmen McKinney) 
• Tice Fire Department (represented by Gordon Brandt) 
• Lee County Sheriffs Office Training Division (Capt. Stephan Pierce) 
• Lee County Port Authority (Bill Homer) 
• State of Florida Department of Transportation (Jeffrey R. Leopold, Aaron Smith) 
• Lee County Department of Transportation (Sarah Clarke) 
• Florida Power and Light (Karl Kauffman) 
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• University of Florida IFAS (Institute of Food and Agricultural Sciences) 
• 20/20 Conservation Program (represented by Bill Burdette) 
• Regional Planning Council (David Burr) 
• Lehigh Villages developer (Max Lummis) 
• Waterman Development Group (Sean Martin) 
• Heidt and Associates, Inc. (Walter Fluegel) 
• Community members and residents 

Surveys 
Two surveys were conducted within the community. Each survey was designed to collect unique 
information from the community. The first was to identify problems and issues, the second was to 
identify support ( or lack of support) for proposed amendments. 

• June 2007 Buckingham Community Survey. Letters were mailed to all property owners in the 
Buckingham planning area inviting them to participate in an on-line survey. Participants visited 
the www.PlanBuckingham.org website to access the survey. Those who did not have access 
were mailed a copy of the survey. Consultant entered paper surveys, analyzed all results, and 
presented survey findings. The June 2007 survey had 365 respondents. The results from the 
June 2007 survey appears in later in this Section 4. 

• August / September 2007 Lee Plan Amendment Survey. Letters were mailed to all property 
owners in the Buckingham planning area inviting them to participate in a second on-line survey. 
This survey posted the Lee Plan Amendments as drafted by the Buckingham Community 
Planning Panel and asked participants to give feedback on specific areas of the plan that they 
favored. In order to take part, participants visited the www.PlanBuckingham.org website to 
access the survey link. Those who did not have access were mailed a copy of the survey. 
Consultant entered paper surveys, analyzed all results, and presented survey findings. 78 
respondents provided feedback. The results from the August / September 2007 survey appears 
later in this Section 4. 
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Public Notice(s) 

SATURDAY, JULY 7, 2DD7 ' I 

Loail History . 
. ' 

AMATEUR RADIO CLUB' 
I 

Buckingham Communitv 
Planning Panel Meetings 

July. 12, 200!7. at 6 PM 
Riverdale Librar,y, 14561 Stace Road 80 

. 2~9-4ill-3,130 . 

Juiy 26, 20_07 & Sept. 13, 2007 at 7 PM 
Budtrngham Communi,y Cenrer 

'1940 'BuCkinghnm Runcl 

Figure 2: July 7 2007 Meeting Notice 

. I 

I 

Buckingham C«H1lf0Ullity . 
·p1•anning' Panell Me·etings 

NE;WS STAR, A SECTION,.WEDNESDAY, JULY. l!l, ~ 
r 

OBITUAR·~ES 
I 

. July iG, 2007 at 7 'PM · Emma Jeaa Lee In li~u 0f flower 
Buckingh<lfll c?rm~rnfy Center ' Our 'Lord and Savior; Jesus, Gonsider, a donation 

4940· Buckingh~. R0ad ' ' I Ghrist, reached down. from OJJ.y M J,ea,n ·' Lee• 
· · , .Heaven tci tii:ke E~ Jean , Baptist Church of 

September 13;· 2007 at 7 ·PM lie, 'lil,· of I:.ehigp.'i\cres; Fla,, 1102 Leelanq Height 
Buclcingham Cemnilinify Center h0me to he with •him' on J!Uy Lehigh _Acres, FL 3 

· 4940 Bu\iki:ngkafu Road , · 3, 20~7;.afher da~ghter's res, y0ur local chapteil 
·· idenee. · · American' Cancer•Sd ~~""'!"""!~----------~-~ ...... -.:.-..... c,o.t!._ ..... _ ... L ·~'i- T.:._ ,, 1n-1n' ,..,. ·n1 ...... ..:. ...... ...!;.,!+ ~ ... :..J 

Figure 3: July 18, 2007 Meeting Notice 
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[ Buckingham Community 
Planriing ~anel Meeting Obitua:rie.s 

NEWSSTAA, ASECTION,5Al\JRDAV,AUGUSTIB,2007 J A7 ; 
I 

I 

Aug. 231'd & Sept.17th,'2007 at 7 PM 
Buckingham C0mmunity Center 

4940 Buckingham Road 

Otva, C. Valenze PoinVChamplain, N.Y., area. Lehigh Acres, 
Orva M. Valenze, 84, · , 0rva was· employed at _Pribr to her husband 

beloved wife of William A j\1iner Institute as the execu- Willie's death, both were 
Valenze, joined our Lord on tive assistant to the presi- active members of. the North 
July13,2007. . dent - for 26 years before t;;ountryGolfelub-inRouses 

She was·bom Aug. 23, 1922, re~ring on Jan·, .7, 1983. Point, NY., and the Elk's Club 
~~--~~l~;':i_n_,~; __ E•;!', and (oll?lv)n,g_,~~( retir,ement, [n. f!a~sburgh, ),!.Y., and 

Lehigh Acres. 
Donations may Be made 10 

the American Cance, ·Soclety , 
P.O. Box 22718 Oklahoma 
City, Okla. 73123-1718. 

Funeral arrangements by 
AndersoA Fµne_rn! ljome in 

Figure 4: August 18 2007 Meeting Notice 

C2 I NEWS STA~ A SECTION, WEDNESDAY, SEPITMllfR 5, 2007 

. WEEK TWO FOOTBALL GAMES 
Leliigb (0•1) VS, Cape 

Coro!0-0) 
Qµi~R facts: The !lightning 

suffered a, tough lo'ss nt lhe 
haiids of Pott Myers last week. 

The 42~9 loss·was tho llt!\ 
consecutive time 01e 
Llghtrii)lg have fallen to cl1e 
GteenWave. 

~teway €harter swim team member, Ally-Benton, 15, praG!lces with te4mmales. 
Cape Coral should prove to 

be another difficult test for the 
Lightning, but if Lehigh's 
offense can continue to 
improve, the team could pull 
off the upset and get it's first Dedicated swimmers_up 

before dawn each school day 
,vih of lhe season. _ 

News Sfarpick: Lehigh·14! 
-Cape ear.ii 28 · 

Riverdale (1-0). at Ida 

B Annabelle Tometieb 
l'· ifs' 

team , composed of twu 
lllt'mhr r!i, and th l' boys' 
,qu•d ha,: lhr<•c. 

"I lu\'c swinuninl;, anJ I've 
bL'Cfl swimming (('Ir a long 
1iml' jui-.1 rcguhu at homr, ~o 
1 thuu~u if would be trK,I to 
conn- tr)' it nu1 ," n towel 
w1,,ppc-d H1•n1 n11 s.'Ud afll'1 
praL·tirl'. 

•·nit' fi ri-t Jo)', it w.u. h:trJ 
1:~:it::ucl~~l~~:~1~11~1

1~~1 ~1\l 

Baker (1-0) . 
Quick :,nets: Ida Baker is 

mers•we want." cruriiilg.o!I-itsfirstvarsitywin 
anwn llll' · gei'"·slioweriia';"gJr dfc%"sJa . -~'l1ln.-- -
campus, which was only and then leave fonchool. ... .. -liut,nmiovers-tliree inlei0 

available from S to 7 a:m. 11,c bell rinb" al 7:40," ceptions by senior quarterback 
Wa~ner never worried Wagner said spirits are Jose Vidal - allowed Fort 

thal 1he early practice lime pretty glum when his squad M.yers to maintain: all of Jhe-
might keep potential swim- ficsl arrives on deck, but game's momentum. , 
mrrs away - he actually once tl1cy hit the water, "We gave, up_ the big plays," 
lhinlc< of it as an advantage. they're ready to go. _ Uhigl) cqach Matt Perkowski 

'i\n1• lads lhal would'come "How you guys feeling?" said "We weren't physical; and 
oul, bnl thul don'I have an Wagner yelled Iii his team. we made too many mlsttkes. 
i111cres1 in being here_ at 5 "Supe1;" junior Jonatl,an That's it:' 
"·"': prn~ablr hav_c no mtcr- Ponce,said from the far lane. fo1t Myers senior running ~:/;~~,:~ .. i ::.~:;~"f .. "Ile~ come onr' gues- ~~'\<_K,l\i ?,,~~-~~-~:}.1! 

0 "'~ sum IIS ihc Raiders nre 
<l:Oming to town. 

Rlvordnle h•d nn impres­
sive 21-13 outing ogninst 
CY.}lrcss lake lJ1sl week and 
will likely improve to 2·0 lhis 
week, ' 
· Look.for the•Raiders tu have 

this.game in hand•by halftime. 
News Star pick: Riverdale 

4S, Ida Baker 10 

11\l' J;1h~an;' lies! chum·<' 
g{.itlini,:. a \\~n thi i; SL'a.'-:un. 

Nc-ws Siar pick, 1iJ1.S1 I.cc 
Mariner JS 

Gateway (Nl) vs. Moo 
Heven(0-0) 

Q_uick facts: Galcway h 
already hcalcn Moore Hav 
this year in-a scrimmage ga 
in which thr. Gri01ns won hi 
score of 40-6. 

Ea.st Lee (:9unty (0-1) vs. This game prpbably . wo 
Mariner (l-0) . be as _ hig a blowout, b 

Qiiidc facts: The Jaguars Gateway still will come out 
opene_d ·up the s~ on with a it with a 1~ • _ 1 
poor shoiving against Ida Th~ Griffins_ ai-e colTIIIlg I 
Baker; . · a huge 51-:6 wm ~n the '°I 

The Jaguars lost their first against Academy at the Lak 
:;arsity g,µne ,42-0. ' If the G,iffins.can contim 

0!)[6rtunately for Eas\ Lee lo put big nµmbers Jin o~e~ 
County, ~tings are bol11ld to they could end up haVlll 

e_t a bit tougher fu>_m __!!_ere ~ very successful•se.i;_QQ, 

Buckingham Community 
Planni~g Panel Meeting 

September 13, 2007 at 7 PM 
t\ucking~am Community Center 

4940 Budcingtam Road 

Figure 5: September 5 2007 Meeting Notice 
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l'l11111Ji1111 l'H11el 

Bill Burdclfe 
President 
bill@bu1'dcjtci11c.co111 

Michael Rippe 
Vice President 
rirmemj@cartl1li1d~-11el 

Gordon Br.mdt 
Sccrcta.i1• 
gordo11@glbrn11d1.11c1 

Bob Mum1y 
Treasurer 
lfohMurrav@I-1 M eug.com 

Tommy Lee Cook 
Director 
1om1nvlcook@aol.co111 

Tom Feminella 
Dire,tor 
l 'omCa1f;@conu~1st.11cl 

TimMmm 
Director 
Tim@Mct.rouFl.com 

Sawyer C, Smith 
Director 
scsmitl 1@11•iluudaw.com 

Mall Steele 
Director 
msleclc ] ,t.@spri11tpcs.com 

Bruce Su-ai•horn 
Director 
Bmcc@Su-a1•l10111la1v.co111 

Gloria Veruay 
Director 
gl1vcoui1tr vlady@nol.co1n 

Notifications to Residents 

B u<'ki11 g liam C o1 n 1111111i1 y Pla1111ing Pan ·l, Inc 
A F I ORI [) ;\ No ·1 r-oR PROr lT C ORPORATION 

May 11 , 2007 

Dear Neighbor: 

In order to plan for the future, the members of Bucldngham have organized a planning 
panel. With your input, the panel will identify common issues and identify strategies to 
resolve community concerns. 

The Planning Process 
The Buckingham Community Planning Panel has requested funding from the Lee 
County Board of County Conunissioners to update the existing community plan to be 
incorporated into the Lee County Comprehensive Plan. Th.is plan will identify goals, 
objectives, and policies that will guide the future decisions, 

We are working with Johnson Engineering who will collect infomiation and draft the 
community plan documents. The community plan must be submitted to Lee County 
govemment by September 2007. 

What We Need 
Fill out the S11n1e.11. Because this plan will affect all homeowners, residents, investors, 
businesses, and other stakeholders, the Plalliling Panel needs your input. Please visit 
the link to the Buckingham Cmmnunity Planning Panel sun1ey located at 
www .planbuckingham.org. fo order to meet the deadline, it is important for you to fill 
out the sun•ey no later than midnight, May 23, 2007. 

If you do not have access to the internet, or would prefer to fill the survey out by hand, 
please contact Margaret Banyan at 239-461-2450 or mbanyan@johnsoneng.com for a 
paper copy. 

Attend Meetings. In addition, the Planning Panel would like your input at meetings. 
The Planning Panel meets at 7pm every fourth Thursday at the Buckingham 
Community Center located at 4940 Buckingham Road, ff you have questions about the 
survey, the planning process, or involvement opportunities, please contact any one of 
our members. 

Sincerely, 

The Buckingham Community Planning Panel 
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Bucki1114"ha111 Co111muni1y l'lanninii Panel, Inc . 8/13/07 
A l' LOf<I DI\ NO T roll P rwr- 1r COlll' ORATIO N 

Dear Neighbor: 

The Buckingham Community Planning Panel has been working on developing a 

community plan and amendments to the Lee Plan. The purpose of the plan will be to 

identify goals, objectives, and policies that will guide the community future. 

After numerous subcommittee and full panel meetings, the Planning Panel has 

developed draft amendments to the Lee Plan. At this point, we need your input, 

recommendations, or comments on that draft. 

Please go to the Buckingham Community Planning Panel website at: 

www.planbuckingham.org to view the draft document and give us feedback through a link 

to the Survey Monkey website. 

In order for the Planning Panel to make fully informed decisions, the deadline for 

comments is no later than August 31, 2007 at midnight. 

Consistent with the earlier survey process, if you do not have access to the internet, or 

would prefer to fill the survey out by hand, please contact Tammy Peacock 239-461-3339 

or tpeacock@johnsoneng.com for a paper copy that can be faxed or mailed back. 

The Planning Panel will meet to discuss community feedback and revisions on August 23 

at 7pm at the Buckingham Community Center at 4930 Buckingham Road. Please join us 

if you are available. 

Sincerely, 

Buckingham Community Planning Panel 
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September 13, 2007 Meeting Attendance (p.2) 
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!une 2007 Community Survey Results 
Q1. Do you presently live in Buckingham? 
answer options 
Year-round 
Part time 
I do not live in Buckingham 

Q2. What is the approximate size of your property? 

Response Percent 

answered question 
skipped question 

answer options Response Percent 
Less than one acre 
1-2 acres 
3-5 acres 
More than 5 acres 

answered question 
skipped question 

82.70% 
2.70% 

15.10% 

23.20% 
29.00% 
25.70% 
23.20% 

Q3. What are the primary uses of your property? (Please check all that apply) 
answer options Response Percent 
Vacant 
Residential 
Farm 
Horse Ranch/boarding stables 
Other livestock/Ranch 
Plant growers/ nursery sales 
Trucking , tractor service 
Retail or business 
Home office 
Other (please specify) 

answered question 
skipped question 

8.80% 
84.90% 

6.30% 
10.50% 
14.10% 

3.90% 
0.80% 
1.40% 
9.40% 
7.70% 

Q4. Commercial buildings should be regulated to have uniform architectural styles. 
answer options Response Percent 
Strongly agree 
Agree 
Disagree 
Strongly disagree 

answered question 
skipped question 

Q6. I would support a policy to eradicate invasive exotic plant species. 
answer options Response Percent 
Strongly agree 
Agree 
Disagree 
Strongly disagree 

answered question 
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34.30% 
39.80% 
19.60% 
6.30% 

38.10% 
50.60% 

8.20% 
3.10% 

Response Count 
302 

10 
55 

365 
0 

Response Count 
84 

105 
93 
84 

362 
3 

Response Count 
32 

308 
23 
38 
51 
14 

3 
5 

34 
28 

363 
2 

Response Count 
119 
138 
68 
22 

347 
18 

Response Count 
134 
178 
29 
11 

352 
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skipped question 13 

07. Please rank/prioritize the need for the following open space improvements (please rank, with #1 
being the greatest concern). 
answer options 1 2 3 4 
Greenways and trails 56 136 81 34 307 
Recreation parks 41 70 118 73 302 
Equestrian trails 26 47 64 171 308 
Preserve areas 214 51 39 23 327 

answered 
question 349 
skipped 
question 16 

08. I am most concerned about traffic on the following roads (please rank, with #1 being the greatest 
concern). 
answer options 
Cemetery Road 
Buckingham Road 
Staley Road 
Tice Street 
Orange River 
Boulevard 
Neal Road 

1 
51 

160 
17 
12 

83 
23 

2 
59 

101 
28 
21 

90 
13 

3 
57 
30 
36 
28 

116 
37 

4 
35 
22 
86 
57 

14 
74 

5 
35 
14 
86 
77 

14 
58 

6 Response Count 
60 297 

1 328 
39 292 
94 289 

2 319 
88 293 

answered 
question 349 
skipped 
question 16 

09. There are sufficient stores and businesses to serve the Buckingham Community. 
answer options Response Percent Response Count 
Strongly agree 34.40% 118 
Agree 38.50% 132 
Disagree 19.00% 65 
Strongly Disagree 8.20% 28 

answered question 343 
skipped question 22 

010. I am most concerned about the following public safety problems (please rank, with #1 being the 
greatest concern). 

answer options 1 2 3 4 5 6 Response Count 
Personal security 61 52 85 60 21 1 280 
Property security 43 134 72 28 14 1 292 
Traffic 202 37 62 12 6 1 320 
ATV/off-road vehicles 14 42 27 94 80 17 274 
Code enforcement 19 29 30 62 118 19 277 
None 5 2 3 6 5 75 96 

answered 
question 346 
skipped 
question 19 
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011. The density of development outside of Buckingham should gradually decrease as it gets closer 
to Buckingham. 
answer options Response Percent Response Count 
Strongly agree 58.90% 205 
Agree 27.90% 97 
Disagree 5.50% 19 
Strongly disagree 2.60% 9 
Don't know 5.20% 18 

answered question 348 
skipped question 17 

012. I think new developments in Buckingham should be able to cluster homes on smaller lots in 
order to preserve larger areas of undeveloped land, as long as total density is not more than 1 home 
per acre. 
answer options 
Strongly agree 
Agree 
Disagree 
Strongly disagree 

Response Percent 

answered question 
skipped question 

20.40% 
40.70% 
15.10% 
23.80% 

Response Count 
70 

140 
52 
82 

344 
21 

013. It's okay to extend municipal water service in Buckingham, as long as connecting is voluntary. 
answer options Response Percent Response Count 
Strongly agree 22.40% 78 
Agree 51.00% 178 
Disagree 11 .20% 39 
Strongly disagree 15.50% 54 

answered question 349 
skipped question 16 

014. It's okay to extend municipal sewer service in Buckingham, as long as connecting is voluntary. 
answer options Response Percent Response Count 
Strongly agree 20.10% 70 
Agree 50.10% 175 
Disagree 12.90% 45 
Strongly disagree 16.90% 59 

answered question 349 
skipped question 16 

015. Homes and businesses should not be built within 50 feet of the Orange River. 
answer options Response Percent 
Strongly agree 55.90% 
Agree 36.70% 
Disagree 3.20% 
Strongly disagree 4.30% 

answered question 
skipped question 

Buckingham Community Plan Page 46 

Response Count 
195 
128 

11 
15 

349 
16 
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016. Lee County should acquire Gulf Coast Center for the following purposes (select as many as 
appropriate). 
answer options 
Conservation/ nature preserve 
Community center 
Recreation park 
IFAS agricultural research 
Schools 
Emergency Operations Center 
Other (please specify) 

Response Percent 

answered question 
skipped question 

68.60% 
48.40% 
54.10% 
35.50% 
21.40% 
34.30% 

8.80% 

017. I am concerned about Lehigh Acres traffic being routed through Buckingham. 
answer options Response Percent 
Strongly agree 85.00% 
Agree 11 .30% 
Disagree 2.00% 
Strongly disagree 1 . 70% 

answered question 
skipped question 

Response Count 
218 
154 
172 
113 
68 

109 
28 

318 
47 

Response Count 
294 

39 
7 
6 

346 
19 

018. Development should be discouraged if it interferes with Buckingham Airport or Mosquito Control 
Operations 
answer options 
Strongly agree 
Agree 
Disagree 
Strongly disagree 

Buckingham Community Plan 

Response Percent 

answered question 
skipped question 
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54.40% 
39.10% 

4.10% 
2.40% 

Response Count 
185 
133 

14 
8 

340 
25 
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Lee Plan Amendment Survey Results 
01. GOAL 17: BUCKINGHAM. 

answer options 
I support this Goal as stated 
I support this Goal with changes 
I do not support this Goal 

02. OBJECTIVE 17.1: POLICY 17.1.1 -Policy 17.1 .4: 

answer options 
I support Objective 17.1 and Policies 17.1.1 through 17.1.4 
I support Objective 17 .1 and Policies 17.1 .1 -- 17 .1 .4 with revisions 
I do not support Objective 17 .1 and Policies 17 .1 .1 through 17 .1 .4 

03. Policy 17.1 .5: -- Policy 17.1.8. 

answer options 
I support Policies 17 .1.5 through 17 .1.8 
I support Policies 17 .1.5 through 17 .1 .8 with revisions 
I do not support Policies 17 .1 .5 through 17 .1 .8 

04. OBJECTIVE 17.2 and POLICIES 

answer options 
I support Objective 17.2 and Policies 
I support Objective 17 .2 and Policies with revisions 
I do not support Objective 17.2 and Policies 

05. OBJECTIVE 17.3 and Policies 

answer options 
I support Objective 17 .3 and Policies 
I support Objective 17 .3 and Policies with revisions 
I do not support Objective 17.3 and Policies 

06. OBJECTIVE 17.4 and POLICIES 

answer options 

Buckingham Community Plan Page 48 

Response 
Response Percent Count 

85.90% 67 
11.50% 9 
2.60% 2 

Comments 7 
answered question 78 
skipped question 5 

Response 
Response Percent Count 

76.70% 56 
16.40% 12 
6.90% 5 

answered question 73 
skipped question 10 

Response 
Response Percent Count 

64.90% 48 
24.30% 18 
10.80% 8 

answered question 74 
skipped question 9 

Response 
Response Percent Count 

74.00% 54 
16.40% 12 
9.60% 7 

answered question 73 
skipped question 10 

Response 
Response Percent Count 

76.40% 55 
18.10% 13 
5.60% 4 

answered question 72 
skipped question 11 

Response 
Response Percent Count 

JOHNS N 
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[ I support Objective 17.4 and Policies 

I support Objective 17.4 and Policies with revisions 
85.50% 59 
11.60% 8 

I do not support Objective 17.4 and Policies 2.90% 2 

f 
answered question 69 
skipped question 14 

( 
07. OBJECTIVE 17.5 AND POLICIES 

answer options 
Response 

Response Percent Count 
I support Objective 17.5 and Policies 88.40% 61 

[ I support Objective 17.5 and Policies with revisions 
I do not support Objective 17.5 and Policies 

10.10% 7 
1.50% 1 

answered question 69 

r 
skipped question 14 

QB. OBJECTIVE 17.6. AND POLICIES 

( answer options 
I support Objective 17.6 and Policies 

Response 
Response Percent Count 

75.40% 52 

r 
I support Objective 17.6 and Policies with revisions 
I do not support Objective 17.6 and Policies 

17.40% 12 
7.30% 5 

answered question 69 
skipped question 14 
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September 21, 2007 

Mr. Fredrick Gaske, Director 
Florida Division of Historical Resources 
Florida Department of State Division of Historical Resources 
500 S. Bronough Street 
Tallahassee, FL 32399 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Gaske: 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
15 00 Monroe Street 
Fort Myers, FL 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tern:2007676 I 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

7zr--~ 
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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Mr. Lindsey Sampson, Director 
Lee County Solid Waste Department 
10500 Buckingham Road 
Fort Myers, Florida 33905 

September 21 , 2007 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Sampson: 

SINCE 1946 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, Florida 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076760 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

~~-A~ 
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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September 21, 2007 

Ms. Derek C.S. Burr, AICP, Long Range Planner 
Lee County School District 
Planning, Growth and School Capacity Department 
3308 Canal Street 
Fort Myers, Florida 33916 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Ms. Burr: 

SINCE 19!l6 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
. Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

. The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, Florida 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076760 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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Mr. Wayne Gale, Director 
Lee County Mosquito Control District 
15191 Homestead Road 
Lehigh Acres, Florida 33971 

September 21, 2007 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Gale: 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, Florida 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB :tem:200767 60 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

--721~~ ~ ---
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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September 21, 2007 

Mr. S. Ivan Velez, P.E. 
Deputy Director 
Lee County Utilities 
1500 Monroe Street 
Fort Myers, Florida 33901 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Velez: · 

SINCE 1946 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, Florida 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB :tem:2007 67 60 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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September 21, 2007 

Captain Mike Clifton 
Commander of Facilities and Project Development 
Lee County Sheriffs Office 
14750 Six Mile Cypress Parkway 
Fort Myers, Florida 33912 

Re: · Buckingham Community Plan Comprehensive Plan Amendment 

Dear Captain Clifton: 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
. Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, Flo1ida 33901 

We appreciate yom attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076760 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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Chief Gregory A. Bradley 
Tice Fire & Rescue District 
9351 Worlanen Way 
Fort Myers, FL 33905 

September 21, 2007 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Chief Bradley: 

SINCE 1946 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Momoe Street 
Fort Myers, FL 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076761 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

-7'~.--A-~ 
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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September 21, 2007 

Deputy Chief Kim Dickerson, EMS Ground Operations Manager 
Lee County Emergency Medical Services 
Lee County Division of Public Safety 
14752 Six Mile Cypress Parkway 
Fort Myers, FL 33912 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Deputy Chief Dickerson: 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
suppo1i facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076761 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

7-~_-<-~ 
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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Mr. Terry Kelly 
Emergency Management Coordinator 
Lee County Emergency Management 
2665 Ortiz Ave. 
Fort Myers, FL 33905 

September 21, 2007 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Kelly: 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community Plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Momoe Street 
Fort Myers, FL 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

/~~ 
Margaret Banyan, Ph.D 
Community Planner 

MEB:tem:20076761 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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Mr. Mike Horsting, AICP 
Transit Planner 
Lee County Transit Division 
6035 Landing View Road 
Fort Myers, FL 33907 

September 21, 2007 

Re: Buckingham Community Plan Comprehensive Plan Amendment 

Dear Mr. Horsting: 

SINCE 1946 

We are in the process of preparing an application for a Comprehensive Plan Amendment for the 
Buckingham Community. The community has drafted text amendments to the Lee County 
Comprehensive Plan to amend the existing Buckingham Community plan. 

The Comprehensive Plan Amendment application requires that we provide letters for the various 
providers of service to this area establishing the adequacy/provision of existing and proposed 
support facilities to this site. Johnson Engineering will file this application on Monday 
September 24, 2007 after which Jim Mudd, County Planner, will receive comments. Please 
provide comments regarding this plan amendment to: 

Jim Mudd 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33901 

We appreciate your attention to this matter. If you have any questions, or require additional 
information, please contact Jim Mudd (239) 533-8180 or myself at: (239) 334-0046. 

MEB:tem:20076761 

Very truly yours, 

JOHNSON ENGINEERING, INC. 

~~/t'-~ 
Margaret Banyan, Ph.D 
Community Planner 

2158 Johnson Street • Post Office Box 1550 • Fort Myers, Florida 33902-1550 
(239) 334-0046 • Fax (239) 334-3661 
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LEE COUNTY 
DIVISION OF PLANNING 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

CPA2007-00049 

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 the DCA Objections, Recommendations, 
and Comments (ORC) Report 

Board of County Commissioners Hearing for Adoption 

STAFF REPORT PREPARATION DATE: November 15, 2007 

PART I - BACKGROUND AND STAFF RECOMMENDATION 

A. SUMMARY OF APPLICATION 
L SPONSOR/APPLICANT: 

A. SPONSOR: 
LEE COUNTY BOARD OF COUNTY COMMISSIONERS 
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING 

B. APPLICANT 
BUCKINGHAM COMMUNITY PLANNING PANEL 

2. REQUEST: 
Update Goal 17 of the Lee Plan to revise policies specific to the Buckingham Community and 
expand the planning area beyond the Buckingham Rural Community Preserve to match the 
Buckingham Planning Community boundary. 

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY: 

1. RECOMMENDATION: Planning staff recommends that the Board of County Commissioners 
transmit the proposed amendment, with the modifications proposed by staff. The applicants proposed 
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changes to Goal 17 of the Lee Plan are shown below in strike through underline. Staffs 
recommendation are shown in bold strike through, bold underline in Part II of this report. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve the 
existing agricultural land use pattern; to diversify the choice ofhousing for Lee County by maintaining and 
enhancing the historic rural character; and to protect the unique historical and environmental values of the 
Buckingham Community. The boundaries of the Buckingham Community shall be extended to the 
Buckingham planning community boundaries. For the purposes of this plan, the precise boundaries of 
Buckingham are indicated on the Fttlttre Land Use Map Map 16 of the Lee Plan. (Added by Ordinance 
No. 91-19, Amended by Ordinance No. 93-25, 94-30) 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Outlying Suburban. Existing Pp,ublic facilities have also been 
designated as appropriate. After the adoption of this amendment, no land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
Facilities) unless property is within a pre-existing higher density or a finding of overriding public 
necessity is determined by three members of the Board of County Commissioners. (Amended by 
Ordinance No. 00-22) 

POLICY 17.1.1: No property within the Buckingham Community will be rezoned to RVPD. 
(Amended by Ordinance No. 00-22) 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham area. 
No new commercial development (as defined by F.S. 380.04) will be located outside of this 
commercial node. All new commercial developments in the node are required to provide a 
minimum of30% open space. This commercial node is described as those lands 300 feet eastward 
from the easterly right-of-way of Buckingham Road and lying between Cemetery Road and a point 
300 feet north of the intersection of Buckingham Road and Orange River Boulevard. In no way 
should this policy be construed to prohibit the designation of or commercial uses allowed in 
agricultural zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet. Existing lots are 
excluded. Any residential planned development zoning granted in the Rural Community Preserve 
land use category will require a minimum size of one acre (43,560 square feet) for every residential 
lot. (Amended by Ordinance No. 00-22). 

POLICY 17.1.4: Density within the Buckingham Community will be no more than one unit per 
buildable acre. Densities allowable prior to the adoption of this amendment are excluded. A 
buildable acre will not include more than 20% wetlands and will exclude road right of ways, water 
management areas, or natural water bodies. Bonus density is prohibited within the Buckingham 
Community. 
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POLICY 17.1.5: Clustering of residential development is allowed in the Buckingham Community 
only with residential planned development (RPD) zoning. In no case will clustered developments 
exceed the overall density of 1 unit per buildable acre. Density in clustered developments will be 
based on buildable acreage and be moved away from the property boundaries. No additional 
commercial space will be granted, regardless of clustered development. Clustering of residential 
development is achieved by limiting the areas of property available for residential homesites in the 
following fashion. 

Homesites must be no less than 100 feet away from the RPD boundary. 

The RPD must have a minimum of 10 acres in order to cluster homesites. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing only single-family homes with a 
graduated density as development moves away from the planning community boundaries. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 

1. The existing publicly maintained Luckett Road segments currently functioning as local roads will 
be retained. Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to I-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) of the impacts to the Buckingham Rttral Community 
Prcscr vc. This analysis will include the review of alignments including diverting the proposed 
collector or arterial corridor as far south as possible, starting east of Pangola, in order to skirt the 
Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham 
Community Prcscr vc; 

6. All future rights-of-way in Buckingham will be no greater than tBe 80 feet ( except for Buckingham 
Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad_is prohibited. (Amended by Ordinance 
No. 94-30, 99-15, 00-22) 
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POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

POLICY 17.2.2: Lee County will improve the operational and safety issues on roads within the 
Buckingham Community. Specifically, Lee County will improve safety on Neal Road, Orange 
River Boulevard, Buckingham Road, Orange River Road, and Cemetery Road. 

OBJECTIVE 17.3: SKVlERAND V./ATER PUBLIC FACILITIES AND UTILITIES.In order 
to discourage unwanted urban development, central sewer lines will not be extended into the 
Buckingham Rmal Comnruniey Preset ve, except in the areas identified by Map 7 a:5 Ftth:tre Sanitary 
Sew er Ser vice Areas, Resource may be extended along major roads of the B uek:ingham Rttt al Pr eser v e 
upon request of property ownern, with extension and connection fees paid by th pernon(s) requesting 
the water service. Connection to this expanded water service network will be on a voluntary basis. 
Under no circumstances will the av ailabiliey of central water be accepted as justification for a density 
increase, or reduction oflot size requirements, within the Buckingham Rtttal Community Preserve. 
(Amended by Ordinance No. 00-22, 03-19) To protect the rural character of the Buckingham 
Community, public facilities and utilities that detract or diminish the overall community character are 
prohibited. 

POLICY 17.3.1: In order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 
Sanitary Sewer Service Areas, the existing Resource Recovery Facility, and the adjacent Lee 
County Parks and Recreation Facility. 

POLICY 17.3.2: Central water lines may be extended along roads of the Buckingham Rural 
Preserve upon request of property owners, with extension and connection fees paid by the person(s) 
requesting the water service. Connection to this expanded water service network will be on a 
voluntary basis. Under no circumstances will the availability of central water be accepted as 
justification for a density increase, or reduction of lot size requirements, within the Buckingham 
Community. (Amended by Ordinance No. 00-22, 03-19) 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 

POLICY 17.3.4: All new large developments for which a local development order is required, 
shall install utilities underground. Utilities include, but not limited to, electricity, telephone, and 
cable lines. 

POLICY 17 .3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
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the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No temporary or emergency 
operation disaster aftermath facilities will be allowed, including FEMA trailers. 

POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

POLICY 17.3.8: Additional water treatment, sewage treatment, reclamation facilities, landfills, 
industrial facilities, and resource recovery facilities are prohibited in the Buckingham Community. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road, and 
land use changes or improvements shall provide appropriate landscaping, buffering, and community 
aesthetics to ensure that a rural lifestyle is preserved. 

POLICY 17.4.1: Public facilities are required to establish and maintain an appropriate vegetative 
buffer using native materials. Buffering materials must designed to enhance and protect the 
aesthetic values inherent to the Buckingham community. This is to include, electrical facilities, 
substations, distribution and transmission lines; resource recovery facilities; and telephone facilities 
should install and maintain buffers that obscure unsightly facilities. 

POLICY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 

POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

PO LI CY 17.4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 
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OBJECTIVE 17.5: ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1: Lee County will develop a plan for an interconnected system of parks, hiking, 
and horse riding trails within the Buckingham Community. 

POLICY 17.5.2: Any access to the Orange River within the Buckingham Community that is to 
be developed by Lee County will be limited to non-commercial residential use. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county, is encouraged 
within the Buckingham Community. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall consider 
value of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
J atropha curcas, shall be considered as a commercial agricultural activity by the Property Appraiser. 

POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operatorresides on site, if no clinics are held after 7:00 PM and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 
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2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

• The Buckingham Community Plan update has been sponsored as a community 
service by the Board of County Commissioners. 

• The Buckingham community held a series of public meetings to collect information 
and to determine the communities vision of the future of the Buckingham area. 

• Two surveys were conducted by the planning panel's consultant to collect 
additional information from the community. 

• The planning panel's consultant interviewed stakeholders in the community and in 
adjacent areas. 

• The Buckingham community has expressed a clear desire to retain their rural 
character. 

" The Buckingham Community Plan update was financed by the Board of County 
Commissioners. 

C. BACKGROUND INFORMATION 

The Buckingham Preservation Committee submitted the original Sector Plan for the Buckingham 
Community to the County on September 20, 1990. The sector plan provided a description of the 
history of the area, a description of the then existing land uses, soils, and ground water recharge, 
vegetation and wildlife, parks and recreation, community facilities and services, housing and 
transportation. The original Lee Plan Goal specific to the Buckingham community was a direct 
result of the work conducted by the Buckingham Preservation Committee and was adopted by the 
Board of County Commissioners on July 9, 1991. 

The Buckingham Preservation Committee, working with County staff, updated the Lee Plan Goal 
specific to the Buckingham community in the late 1990's and an amendment to that Goal was. 
adopted by the Board of County Commissioners on November 22, 1999. A second amendment to 
the Buckingham Goal was adopted by the Board of County Commissioners on October 23, 2003. 

Early in 2007, residents in the Buckingham community formed the Buckingham Community 
Planning Panel, Inc. (BCPP) and requested funding from the County to undertake a more 
comprehensive update to what is now Goal 17 of the Lee Plan specific to the Buckingham 
community. This proposed plan amendment is a direct result of the work conducted by the BCPP. 
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PART II - STAFF ANALYSIS 

A. STAFF DISCUSSION 

The proposed publicly-initiated amendment application was received by the County on September 
26, 2007. Planning staff provided copies of the proposed amendment and requested comments 
from various County departments, including: 

County Attorney's Office; EMS Division; Lee County Sheriff; Natural Resources Division; Lee 
Tran; Parks and Recreation; School District of Lee County; Lee County Department of 
Transportation; Development Services Division; Environmental Sciences Division; Lee County 
Port Authority; Economic Development; Public Works Department; Utilities Division; Zoning 
Division; Lee County Health Department; Public Safety; Human Services. 

Written comments were received from the County Attorneys Office, DOT, Public Safety and the 
Department of Human Services. Those comments are attached as backup to this report. 

Planning staff recommends that the Board of County Commissioners transmit the proposed 
amendment, with the modifications proposed by staff. Staffs recommended changes to the 
proposed changes to Goal 1 7 are shown in bold strike-through, bold underline. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve 
the existing agricultural land use pattern; to diversify the choice of housing for Lee County by 
maintaining and enhancing the historic rural character; and to protect the unique historical and 
environmental values of the Buckingham Community. The boundaries of the Buckingham 
Comtnttnity shall be extended to the Buckingham planning commttnih boundat ies. For the 

. purposes of this plan, the precise boundaries of the Buckingham Community are indicated on the 
Ftttme Land Use Map Map 16 of the Lee Plan. (Added by Ordinance No. 91-19, Amended by 
Ordinance No. 93-25, 94-30) 

The Buckingham Community desires to expand the boundaries of the planning area to match with 
the Buckingham Planning Community. No reduction in allowable densities will be imposed on the 
areas outside of the Rural Community Preserve, but within the Buckingham Planning Community. 
Staff concurs with that change to the planning area. 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Sub-Outlying Suburban. ExistingPQ.ublic facilities have also been 
designated as appropriate. Aftet the adoption of this an1end1nent nNo land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
Facilities) unless a finding of overriding public necessity is determined by three members of the Board 
of County Commissioners. (Amended by Ordinance No. 00-22) 

Staff concurs with this Objective. 
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POLICY 17.1.1: No property within the Buckingham Rural Community Preserve will be 
rezoned to RVPD. (Amended by Ordinance No. 00-22) 

This is an existing policy with no changes. The implication is for the areas being added to the 
planning area. There is a potential Burt J. Harris liability for those areas because an existing 
potential to rezone those areas to RVPD is being taken away. Staff recommends adding the 
language in bold underline above. 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham: atea 
Rural Community Preserve. No new commercial development (as defined byF.S. 380.04) will 
be located outside of this commercial node. All new commercial developments in the node are 
required to provide a minimum of 3 0% open space. ThRural Community Preserve commercial 
node is described as those lands 300 feet eastward from the easterly right-of-way of Buckingham 
Road and lying between Cemetery Road and a point 300 feet north of the intersection of 
Buckingham Road and Orange River Boulevard. In no way should this policy be construed to 
prohibit the designation of or commercial uses allo"Wed that are uses by right in agricultural 
zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

The recommended changes to the Policy are intended to make it clear that this Policy only applies 
to the Rural Community Preserve and that commercial uses that are uses by right in agricultural 
zoning districts will not be affected. 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet if located within 
a conventional zoning district. Existing lots are excluded. Atty t esidential planned 
de" elopment zoning gt anted ht the Rtu al Conmmnity Pt eset "e land use eategor y will requite 
a ntininmm size of one aeie (43,560 squate feet)fot eniy residential lot. (Amended by 
Ordinance No. 00-22). 

Policy 17.1.3 is inconsistent with Policy 17.1.5 below. The community intends to allow clustering 
with residential planned development zoning. The requirement to have a minimum lot size of 
43,560 square feet is intended only for conventional zoning districts. 

POLICY 17.1.4: Density within thBuekingltam ComnmnityRuralCommunityPreservewill 
be no more than one unit per buildable acre. Densities allowable ptiot to the adoption of this 
amendment are excluded. A buildable acre will not include more than 20% wetlands and will 
exclude road right of ways, water management areas, or natural water bodies. Bonus density is 
prohibited within the Bttekingham Rural Community Preserve. 

This policy, as proposed, would take the ability for the Urban Community land in the Buckingham 
Planning Community to achieve bonus density. Further, It could be argued that densities 
allowable prior to the adoption of this amendment would be that of the existing zoning, not the 
Future Land Use category. 
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Bonus density is not allowed in the Rural Community Preserve, but the community would like the 
last sentence to reinforce that restriction. Staff recommends transmitting the language above, as 
modified. 

POLICY 17.1.5: Clustering of residential development is allowed in the Dttekingham 
Com1nnnih Rural Community Preserve only with residential planned development (RPD) 
zoning. In no case will clustered developments exceed the overall density of 1 unit per buildable 
acre. Density in clustered developments will be based on buildable acreage and be moved away 
from the property boundaries. No additional commercial space will be granted, regardless of 
clustered development. Clustering of residential development is achieved by limiting the areas of 
property available for residential homesites in the following fashion. 

• Homesites must be no less than 100 feet away from the RPD boundary. 

• The RPD must have a minimum of 10 acres in order to cluster homesites. 

Staff recommends transmittal of Policy 17.1. 5. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing oncy siugle-fantih ltomes ·nith a 
graduated density as development moves away from the planning community boundaries. 

While it may be appropriate to gradually transition density away from the Rural Community 
Preserve, this policy needs clarification. It appears to regulate the development of property 
outside of the boundary of the Buckingham community. The proposed policy raises Bert J Harris 
implications since much of the property adjacent to the Buckingham Planning Community has 
urban land use designations that allow for higher densities and intensities including multi-fam{ly 
development. The Buckingham community would lik~ to transmit the language as submitted to 
make a statement that their intent is to not have multi~family development, or higher densities or 
intensities of uses adjacent to their rural community. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

The County Attorney's office commented that increasing the riverbank setback from 25 to 50 feet 
raises the potential for claims under the Bert J Harris Act. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 

1. The existing publicly maintained Luckett Road segments currently functioning as local roads will 
be retained. Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to I-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) of the impacts to the Buckingham R:ttrnl:Rural 
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Community Preserve Preserve. This analysis will include the review of alignments including 
diverting the proposed collector or arterial corridor as far south as possible, starting east of 
Pangola, in order to skirt the Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham :Rttral-Rural 
Community Preserve Preserve; 

6. All future rights-of-way in Buckingham will be no greater than too 86 100 feet (except for 
Buckingham Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad_is prohibited. (Amended by Ordinance 
No. 94-30, 99-15, 00-22) 

DOT's comment is that the expansion of the boundaries from the Rural Community Preserve to 
the whole planning community is a concern when it comes to the road limitations under Objective 
17.2. DOT is well into the Lucket Road alignment study, working with the objective as currently 
written, so a change could cause problems. 

The change to point 6 under the objective is a concern. The change from 100 feet to 80 feet would 
appear to be an attempt to prohibit collector roads which is not good transportation planning. 
Buckingham is positioned between Lehigh Acres and Fort Myers and traffic is going to ·come 
through their community. Additional collector roads may be necessary in the future. 

POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

Lee County DOT staff cannot support this policy as written. Please see the attached comments. 
Buckingham residents believe this policy is very important and think it is essential to help them 
maintain the rural character of their community. 

POLICY 17.2.2. Lee Cottnh wiH impro-ve the operational and safety issttes on roads nithitr 
tire Bttddngham Commttnih. Specifically, Lee Cotttrty will impro-ve safety on Neal Road, 
Or auge Rh er Bottle var d, Bttck:ingham Road, Orange Rh er Road, and Cemetery Road. 

Staff is unsure what measures to improve safety on Neal Road, Orange River Boulevard, 
Buckingham Road, Orange River Road, and Cemetery Road the community is expecting. 
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Depending on the traffic situation that needs to be addressed, 4-laning with a median might 
improve the safety, but that may not be a solution that the community would want. There is no 
data and analysis that indicates there is a safety problem on those roads and no funding sources 
have been identified to pay for any safety improvements. Staff does not recommend transmitting 
the proposed policy as written for the above reasons and because the policy language is too vague. 

Additional. Comments from the Department of Transportation and the County Attorney's Office 
are attached. 

OBJECTIVE 17.3: SE'NERAND 'tVATER PUBLIC FACILITIES AND UTILITIES.In order 
to discottragc unwanted urban development, central sewer lines will not be extended into the 
Bttekingham Rttral Comnrunicy Prcscr vc, except in the atcas identified by Map 7 as Futttrc Sanitary 
Sewer Ser vice Areas, the existing Resource may be extended along major mads of the Buckingham 
Rural Prcscr vc ttpon request of prnpcrcy owners, with extension and connection fees paid by the 
pcrson(s) requesting the water scr vice. Connection to this expanded water scr vice network will be on 
a voluntary basis. Under no cirettm.stanees will the availability of central water be accepted as 
justification for a density iner case, or reduction oflot siz':c r cquir emcnts, within the Buckingham Rural 
Community Preserve. (Amended by Ordinance No. 00-22, 03-19) To protect the rural character of the 
Buckingham Community, public facilities and utilities that detract or diminish the overall community 
character are prohibited. 

Objective 17. 3 is not measurable. Whether a public facility would diminish the overall community 
character is subjective. The County may need a wastewater treatment facility within the Gulf 
Coast Town Center, if acquired. The County is currently negotiation the purchase of land owned 
by Lee County Mosquito Control and is planning an Emergency Operations Center on that site. 

POLICY 17.3.1: In order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 
Sanitary Sewer Service Areas, the existing Resource Recovery Facility, the adjacent Lee County 
Parks and Recreation Facility, and any future Emergency Operations Center facility. 

This policy raises issues with those urban areas within the Buckingham Community where the full 
range of urban services are anticipated. There is also the potential to affect the planned 
Emergency Operations Center on property the County is negotiating to acquire from Lee County 
Mosquito Control. Even if the County is not prevented from bringing sewer service to the EOC 
site, the ability of others to tie into this line may be limited, thus burdening the County with a 
larger portion of the cost. It is the desire of the community not to require any connection to the 
extension of central sewer lines. With the exception of the revision recommended by staff, this 
policy language is already in the Lee Plan under Objective 17.3. 

POLICY 17.3.2: Central waterlines may be extended along roads of the Bttekingham Rural 
Community Preserve upon request of property owners, with extension and connection fees paid 
by the person(s) requesting the water service. Connection to this expanded water service network 
will be on a voluntary basis. Under no circumstances will the availability of central water be 
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accepted as justification for a density increase, or reduction of lot size requirements, within the 
Buckingham Community. (Amended by Ordinance No. 00-22, 03-19) 

Staff does not have a problem with proposed Policy 17. 3. 2. Virtually the same language is already 
in the Lee Plan in Objective 17.3. 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 

Planning staff received no comments on Policy 17. 3. 3. 

POLICY 17.3.4: All new large development, as defined in Chapter 10 of the Land 
Development Code, for which a local development order is required, maH must install utilities 
underground. Utilities include, but not limited to, electricity, telephone, and cable lines. 

Large development is defined as a project of ten acres or more in land area or two acres or more 
in impervious surface. This requirement to install utilities under ground could increase the cost 
of construction, however the ability to cluster development as described in proposed policy 
17.1. 5could help off.set costs to some degree. 

POLICY 17.3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center ·for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No tempot at y 01 enter gency 
operation disaster aftermath facilities will be aHo·ned, indttdiug FElVIA trailers. 

Lee County Public Safety and Lee County Human Services have objections to this policy. In the 
event of a natural disaster providing temporary housing in the Buckingham Community may be 
a necessity. It could be argued that a regional wastewater treatment facility or some other facility 
that may be proposed for that site would not be consistent and appropriate with the historical rural 
character of Buckingham. 

POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

Although staff did not receive any comments on this policy, we have concerns about precluding 
any future need for a detention or correctional facility in this part of Lee County. 
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POLICY 17.3.8. Additio11al ev~atet treatment, sewage treatment, reclamation facilities, 
landfills, ittdttsh ial facilities, and 1 esottt ce 1 eeo, et y facilities ate prnhibited ht tbe 
Bttekingbam Community. 

Lee County may need to place a regional wastewater treatment facility in the Buckingham 
Community at some future time to serve the Lehigh Acres community to the east. This policy would 
prevent such a facility from being constructed. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road, and 
land use changes or improvements 3bal± will provide appropriate landscaping, buffering, and 
community aesthetics to ensure that a rural lifestyle is preserved. 

Buffering requirements are located in Chapters JO and 34 of the Land Development Code. The 
Buckingham Community has no buffering requirements in excess of those found in the LDC. If 
the community would like buffering requirements specific to Buckingham then new land 
development regulations will need to be adopted. 

POLICY 17.4.1: Pttblie Utility infastructure facilities are required to establish and maintain an 
appropriate vegetative buffer using native materials. Buffering materials must be designed to 
enhance and protect the aesthetic values inherent to the Buckingham community. This is to 
include, electrical facilities, substations, dish ibtttion and t1 ansmission lines; resource recovery 
facilities; and telephone facilities. Utility companies should install and maintain buffers that 
obscure unsightly facilities. 

Staff does not know how the County could effectively buffer transmission lines. It is unclear what 
telephone facilities are. 

Buffering requirements are regulated by Section I 0-416 of the Land Development Code. The 
buffering requirement for public facilities are the same as those required for commercial uses. 
There are no buffering requirements for public facilities that are specific to the Buckingham 
community. If the Buckingham community would like to see different buffering requirements for 
public facilities it will require an amendment to the land development regulations. 

POLICY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 
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The Buckingham community is concerned about trash blowing off of trucks that are traveling to 
~ 

the County incinerator and would like for the County to increase efforts to collect that debris. 

POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

' 

There is precedent for prohibiting walls in the Pine Island community. Policy 14.3. 5 states: The 
county will amend its land development code to provide specific regulations for neighborhood 
connectivity and walls and gates on Greater pine Island if an acceptable proposal is submitted by 
the Greater Pine Island community. These regulations would require interconnections between 
adjoining neighborhoods wherever feasible and would no longer allow perimeter walls around 
larger developments (Added by Ordinance No. 03-03) 

The Land Development Code was amended as follows: 

Sec. 33-1086. Residential project fences and walls. New residenetial project fences or walls are 
not permitted in Greater Pine Island (see section 34-17 43). This restriction does not affect buffer 
walls that may be required by section 10-416. 

The Land Development Code should be amended to implement Policy 17.4.3. 

POLICY 17.4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 

Outdoor Lighting Standards are addressed in Section 34-625 of the Land Development Code. 
Policy 17. 4. 4 is not inconsistent with those standards. 

OBJECTIVE 17.5: ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1. Lee County "WiH de\>elop a plan fot an inte1eonneeted s:yste1n of patks, 
hiking, and hot se 1 idittg tt ails lvithin the Buckingham Conmtunity. 

The Board of County Commissioners adopted the Lee County Greenways Multi-Purpose 
Recreational Trails Master Plan on May 16, 2007. It is unclear what additional plans are 
anticipated by this policy, or what funding sources would be used to pay for them. Staff does not 
recommend transmitting this policy at this time. 

POLICY 17.5.2. Any aeeess to the Otange Rhet -within the Buekittghant Communih that 
is to be de~eloped b:y Lee Count:y lvill be limited to uon-eommeteial tesidential use. 
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Staff can envision the benefit of a limited commercial use, such as a boat rental facility, at 
locations that access the Orange River. Policy 17. 5. 2 would prevent such a facility in the future. 
The Buckingham community does not want any commercial facilities, such as boat rentals, near 
the Orange River. Residents are concerned about protecting that resource and believe that an 
attraction such as a boat rental operation would cause too much impact to the river. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county: is encouraged 
within the Buckingham Community. 

The removal of exotic vegetation is encouraged County wide. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan ma½½ will 
consider value ofland in Buckingham and in the granting of agricultural exemptions. 

Objective 17. 6 and several of the following policies regarding the Property Appraiser, assessments 
and agricultural exemptions were written with the assistance of the Lee County Property 
Appraiser. Staff does not necessarily see the benefit of the following policies but does not object 
to them. 

PO LI CY 17 .6; 1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
J atropha Curcas, shaH: will be considered as a commercial agricultural activity by the Property 
Appraiser. 

POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, if no clinics are held after 7: PM, and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 

This policy should be further clarified in the Land Development Code. Hours of operation and 
scope of use are typically addressed in the Land Development Code. 
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PART III - LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 

DATE OF PUBLIC HEARING: November 19, 2007 

A. LOCAL PLANNING AGENCY REVIEW 

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF 
FACT SUMMARY 

1. RECOMMENDATION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 

NOEL ANDRESS 

DEREKBURR 

LES COCHRAN 

RONALD INGE 

CARLETON RYFFEL 

RAE ANN WESSEL 

LELAND TAYLOR 
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PART IV - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

DATE OF TRANSMITTAL HEARING: 

A. BOARD REVIEW: 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 

A. BRIAN BIGELOW 

TAMMARA HALL 

ROBERT P. JANES 

RAY JUDAH 

FRANKLIN B. MANN 
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS, 
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT 

DATE OF ORC REPORT: -------

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS 

B. STAFF RESPONSE 
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PART VI - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR ADOPTION OF PROPOSED AMENDMENT 

DATE OF ADOPTION HEARING: ___ _ 

A. BOARD REVIEW: 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 

A. BRIAN BIGELOW 

TAMMARA HALL 

ROBERT P. JANES 

RAY JUDAH 

FRANKLIN B. MANN 
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LEE COUNTY 
DIVISION OF PLANNING 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

CP A2007-00049 

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 the DCA Objections, Recommendations, 
and Comments (ORC) Report 

Board of County Commissioners Hearing for Adoption 

STAFF REPORT PREPARATION DATE: November 15, 2007 

PART I- BACKGROUND AND STAFF RECOMMENDATION 

A. SUMMARY OF APPLICATION 
1. SPONSOR/APPLICANT: 

A. SPONSOR: 
LEE COUNTY BOARD OF COUNTY COMMISSIONERS 
REPRESENTED BY LEE COUNTY DNISION OF PLANNING 

B. APPLICANT 
BUCKINGHAM COMMUNITY PLANNING PANEL 

2. REQUEST: 
Amend the Future Land Use Element, text and Future Land Use Map series to incorporate the 
recommendations of the Buckingham Community Planning effort. Update Goal 17 of the Lee Plan 
to revise policies specific to the Buckingham Community and expand the affect of Goal 17 beyond 
the Rural Community Preserve land use category to the Buckingham Planning Community 
boundary. Amend Map 1, Page 2 of 6, Special Treatment Areas to indicate that a revised Goal 
specific to the Buckingham Planning Community has been adopted. Update Table 1 (b ), Year 2030 
Allocations, for the Buckingham community to allow for the projected growth through the year 
2030. 
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B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY: 

1. RECOMMENDATION: Planning staff recommends that the Board of County Commissioners 
transmit the proposed amendment, with the modifications proposed by staff. The applicants proposed 
changes to Goal 17 of the Lee Plan are shown below in strike through underline. Staffs 
recommendation are shown in bold strike through, bold underline in Part II of this report. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve the 
existing agricultural land use pattern; to diversify the choice of housing for Lee County by maintaining and 
enhancing the historic rural character; and to protect the unique historical and environmental values of the 
Buckingham Community. The boundaries of the Buckingham Community shall be extended to the 
Buckingham planning community boundaries. For the purposes of this plan, the precise boundaries of 
Buckingham are indicated on the Future Land Use Map Map 16 of the Lee Plan. (Added by Ordinance 
No. 91-19, Amended by Ordinance No. 93-25, 94-30) 

OBJECTIVE 17.1: LAND USE. The primary land use designationfortheBuckinghamareais "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Outlying Suburban. Existing Pgublic facilities have also been 
designated as appropriate. After the adoption of this amendment, no land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
Facilities) unless property is within a pre-existing higher density or a finding of overriding public 
necessity is determined by three members of the Board of County Commissioners. (Amended by 
Ordinance No. 00-22) 

POLICY 17.1.1: No property within the Buckingham Community will be rezoned to RVPD. 
(Amended by Ordinance No. 00-22) 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham area. 
No new commercial development (as defined by F.S. 380.04) will be located outside of this 
commercial node. All new commercial developments in the node are required to provide a 
minimum of30% open space. This commercial node is described as those lands 300 feet eastward· 
from the easterly right-of-way of Buckingham Road and lying between Cemetery Road and a point 
300 feet north of the intersection of Buckingham Road and Orange River Boulevard. In no way 
should this policy be construed to prohibit the designation of or commercial uses allowed in 
agricultural zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet. Existing lots are 
excluded. Any residential planned development zoning granted in the Rural Community Preserve 
land use categorywill require a minimum size of one acre (43,560 square feet) for every residential 
lot. (Amended by Ordinance No. 00-22). 
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POLICY 17.1.4: Density within the Buckingham Community will be no more than one unit per 
buildable acre. Densities allowable prior to the adoption of this amendment are excluded. A 
buildable acre will not include more than 20% wetlands and will exclude road right of ways, water 
management areas, or natural water bodies. Bonus density is prohibited within the Buckingham 
Community. 

POLICY 17.1.5: Clustering ofresidential development is allowed in the Buckingham Community 
only with residential planned development (RPD) zoning. In no case will clustered developments 
exceed the overall density of 1 unit per buildable acre. Density in clustered developments will be 
based on buildable acreage and be moved away from the property boundaries. No additional 
commercial space will be granted, regardless of clustered development. Clustering of residential 
development is achieved by limiting the areas of property available for residential homesites in the 
following fashion. 

Homesites must be no less than 100 feet away from the RPD boundary. 

The RPD must have a minimum of 10 acres in order to cluster homesites. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing only single-family homes with a 
graduated density as development moves away from the planning community boundaries. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 

1. The existing publicly maintained Luckett Road segments currently functioning as local roads will 
be retained.- Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to 1-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) of the impacts to the Buckingham R:ttraf Community 
Preset ve. This analysis will include the review of alignments including diverting the proposed 
collector or arterial corridor as far south as possible, starting east of Pangola, in order to skirt the 
Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham R:ttrnl 
Community Preserve; 
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6, All future rights-of-way in Buckingham will be no greater than too 80 feet ( except for Buckingham 
Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad_is prohibited. (Amended by Ordinance 
No. 94-30, 99-15, 00-22) 

POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

POLICY 17.2.2: Lee County will improve the operational and safety issues on roads within the 
Buckingham Community. Specifically, Lee County will improve safety on Neal Road, Orange 
River Boulevard, Buckingham Road, Orange River Road, and Cemetery Road. 

OBJECTIVE 17.3: SEVlERAND WATER PUBLIC FACILITIES AND UTILITIES.In order 
to discomage unwanted mban developm:ent, central sewer lines will not be extended into the 
Buekinghan1 Rmal Commnnity Preset ve, except in the areas identified by Map 7 as Future Sanitary 
Sew er Ser vice Areas, Resom ce may be extended along major roads of the Buckingham Rm al Pr eser v e 
upon request of property owners, with extension and connection fees paid by th person(s) requesting 
the water service. Connection to this expanded water service network will be on a voluntary basis. 
Under no circumstanecs will the availability ofcerrtral water be accepted as justification for a density 
increase, ot reduction oflot size requirements, within the Buckingham Rmal Commm1ity Preset ve. 
(Arncnded by Ordinance No. 00-22, 03-19) To protect the rural character of the Buckingham 
Community, public facilities and utilities that detract or diminish the overall community character are 
prohibited. 

POLICY 17.3.1: fu order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 

· Sanitary Sewer Service Areas, the existing Resource Recovery Facility, and the adjacent Lee 
County Parks and Recreation Facility. 

POLICY 17.3.2: Central water lines may be extended along roads of the Buckingham Rural 
Preserve upon request of property owners, with extension and connection fees paid by the person(s) 
requesting the water service. Connection to this expanded water service network will be on a 
voluntary basis. Under no circumstances will the availability of central water be accepted as 
justification for a density increase, or reduction oflot size requirements, within the Buckingham 
Community. (Amended by Ordinance No. 00-22, 03-19) 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 
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POLICY 17.3.4: All new large developments for which a local development order is required. 
shall install utilities underground. Utilities include. but not limited to. electricity. telephone. and 
cable lines. 

POLICY 17.3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public. service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No temporary or emergency 
operation disaster aftermath facilities will be allowed, including FEMA trailers. 

POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

POLICY 17.3.8: Additional water treatment. sewage treatment. reclamation facilities. landfills, 
industrial facilities. and resource recovery facilities are prohibited in the Buckingham Community. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. fu 
addition, ECWCD is encouraged to develop asystem to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road. and 
land use changes or improvements shall provide appropriate landscaping. buffering, and community 
aesthetics to ensure that a rural lifestyle is preserved. 

POLICY 17.4.1: Public facilities are required to establish and maintain an appropriate vegetative 
buffer using native materials. Buffering materials must designed to enhance and protect the 
aesthetic values inherent to the Buckingham community. This is to include, electrical facilities. 
substations, distribution and transmission lines: resource recovery facilities; and telephone facilities 
should install and maintain buffers that obscure unsightly facilities. 

POLICY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE6OF26 



POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

POLICY 17.4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 

OBJECTIVE 17.5: ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1: Lee County will develop a plan for an interconnected system of parks, hiking, 
and horse riding trails within the Buckingham Community. 

POLICY 17.5.2: Any access to the Orange River within the Buckingham Community that is to 
be developed by Lee County will be limited to non-commercial residential use. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county, is encouraged 
within the Buckingham Community. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall consider 
value of land in Buckingham and in the granting of agricultural exemptions. 

PO LI CY 17.6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
J atropha curcas, shall be considered as a commercial agricultural activity by the Property Appraiser. 
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POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, if no clinics are held after 7 :00 PM and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

• The Buckingham Community Plan update has been sponsored as a community 
service by the Board of County Commissioners. 

• The Buckingham community held a series of public meetings to collect information 
and to determine the communities vision of the future of the Buckingham area. 

• Two surveys were conducted by the planning panel's consultant to collect 
additional information from the community. 

• The planning panel's consultant interviewed stakeholders in the community and in 
adjacent areas. 

• The Buckingham community has expressed a clear desire to retain their rural 
character. 

• The Buckingham Community Plan update was financed by the Board of County 
Commissioners. 

C. BACKGROUND INFORMATION 

The Buckingham Preservation Committee submitted the original Sector Plan for the Buckingham 
Community to the County on September 20, 1990. The sector plan provided a description of the 
history of the area, a description of the then existing land uses, soils, and ground water recharge, 
vegetation and wildlife, parks and recreation, community facilities and services, housing and 
transportation. The original Lee Plan Goal specific to the Buckingham community was a direct 
result of the work conducted by the Buckingham Preservation Committee and was adopted by the 
Board of County Commissioners on July 9, 1991. 

The Buckingham Preservation Committee, working with County staff, updated the Lee Plan Goal 
specific to the Buckingham community in the late 1990's and an amendment to that Goal was 
adopted by the Board of County Commissioners on November 22, 1999. A second amendment to 
the Buckingham Goal was adopted by the Board of County G_ommissioners on October 23, 2003. 

Early in 2007, residents in the Buckingham community formed the Buckingham Community 
Planning Panel, Inc. (BCPP) and requested funding from the County to undertake a more 
comprehensive update to what is now Goal 17 of the Lee Plan specific to the Buckingham 
community. This proposed plan amendment is a direct result of the work conducted by the BCPP. 
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PART II - STAFF ANALYSIS 

A. STAFF DISCUSSION 

The proposed publicly-initiated amendment application was received by the County on September 
26, 2007. Planning staff provided copies of the proposed amendment and requested comments 
from various County departments, including: 

County Attorney's Office; EMS Division; Lee County Sheriff; Natural Resources Division; Lee 
Tran; Parks and Recreation; School District of Lee County; Lee County Department of 
Transportation; Development Services Division; Environmental Sciences Division; Lee County 
Port Authority; Economic Development; Public Works Department; Utilities Division; Zoning 
Division; Lee County Health Department; Public Safety; Human Services. 

Written comments were received from the County Attorneys Office, DOT, Public Safety and the 
Department of Human Services. Those comments are attached as backup to this report. 

Planning staff recommends that the Board of County Commissioners transmit the proposed 
amendment, with the modifications proposed by staff. Staffs recommended changes to the 
proposed changes to Goal 17 are shown in bold strike-through, bold underline. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve 
the existing agricultural land use pattern; to diversify the choice of housing for Lee County by 
maintaining and enhancing the historic rural character; and to protect the unique historical and 
environmental values of the Buckingham Community. The bounda1ies of the Buckingham 
Communiey shall be extended to the Buckingham planning eommuniey bounda1 ies. For the 
purposes of this plan, the precise boundaries of the Buckingham Community are indicated on the 
Future Land Use Map Map 16 of the Lee Plan. (Added by Ordinance No. 91-19, Amended by 
Ordinance No. 93-25, 94-30) 

The Buckingham Community desires to expand the boundaries of the planning area to match with 
the Buckingham Planning Community. No reduction in allowable densities will be imposed on the 
areas outside of the Rural Community Preserve, but within the Buckingham Planning Community. 
Staff concurs with that change to the planning area. 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Sub-Outlying Suburban. ExistingPgublic facilities have also been 
designated as appropriate. Afte1 the adoption of this amendntent nNo land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
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Facilities) unless a finding of overriding public necessity is determined by three members of the Board 
of County Commissioners. (Amended by Ordinance No. 00-22) 

Staff concurs with this Objective. 

POLICY 17.1.1: No property within the Buckingham Rural Community Preserve will be 
rezoned to RVPD. (Amended by Ordinance No. 00-22) 

There is a potential Burt J. Harris liability for areas outside of the Rural Community Preserve that 
are being added to the planning area because an existing potential to rezone those areas to RVP D 
is being taken away. Staff recommends transmitting the policy as revised to indicate that this 
policy is specific to the Rural Community Preserve. 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham area 
Rural Community Preserve. No new commercial development (as defined by F.S. 380.04) will 
be located outside of this commercial node. All new commercial developments in the node are 
required to provide a minimum of 30% open space. This Rural Community Preserve 
commercial node is described as those lands 300 feet eastward from the easterly right-of-way of 
Buckingham Road and lying between Cemetery Road and a point 300 feet north of the intersection 
of Buckingham Road and Orange River Boulevard. In no way should this policy be construed to 
prohibit the designation of 01 commercial uses allowed that are uses by right in agricultural 
zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

The recommended changes to the Policy are intended to make it clear that this Policy only applies 
to the Rural Community Preserve and that commercial uses that are uses by right in agricultural 
zoning districts will not be affected. 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet if located within 
a conventional zoning district. Existing lots are excluded. Any I esidential planned 
de'\l elopment zoning gt anted in the Rm al Community Pt eset -v eland use eatego1 y will I equh e 
a minimum size of one acre (43,560 squat e feet} fot e'\i et y I esidential lot. (Amended by 
Ordinance No. 00-22). 

Policy 17.1. 3 is inconsistent with Policy 17.1. 5 below. The community intends to allow clustering 
with residential planned development zoning. The requirement to have.a minimum lot size of 
43,560 square feet is intended only for conventional zoning districts. 

POLICY 17.1.4: Density within the Buekin~am Community Rural Community Preserve 
will be no more than one unit per buildable acre. Densities allowable p1io1 to the adoption of 
this amendment.ate excluded. A buildable acre will not include more than 20% wetlands and 
will exclude road right of ways, water management areas, or natural water bodies. Bonus density 
is prohibited within the Buckingham Rural Community Preserve. 
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This policy, as proposed, would take the ability for the Urban Community land in the Buckingham 
Planning Community to achieve bonus density. Further, It could be argued that densities 
allowable prior to the adoption of this amendment would be that of the existing zoning, not the 
Future Land Use category. 

Bonus density is not allowed in the Rural Community Preserve, but the community would like the 
last sentence to reinforce that restriction. Staff recommends transmitting the language above, as 
modified. 

POLICY 17.1.5: Clustering of residential development is allowed in the Buckin2han1 
Community Rural Community Preserve only with residential planned development (RPD) 
zoning. In no case will clustered developments exceed the overall density of 1 unit per buildable 
acre. Density in clustered developments will be based on buildable acreage and be moved away 
from the property boundaries. No additional commercial space will be granted, regardless of 
clustered development. Clustering ofresidential development is achieved by limiting the areas of 
property available for residential homesites in the following fashion. 

• Homesites must be no less than 100 feet away from the RPD boundary. 

• The RPD must have a minimum of 10 acres in order to cluster homesites. 

Staff recommends transmittal of Policy 17.1. 5. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing only sin2le-family homes "ith a 
graduated density as development moves away from the planning community boundaries. 

While it may be appropriate to gradually transition density away from the Rural Community 
Preserve, this policy needs clarification. It appears to regulate the development of property 
outside of the boundary of the Buckingham community. The proposed policy raises Bert J. Harris 
implications since much of the property adjacent to the Buckingham Planning Community has 
urban land use designations that allow for higher densities and intensities including multi-family 
development. The Buckingham community would like to transmit the language as submitted to 
make a statement that their intent is to not have multi-family development, or higher densities or 
intensities of uses adjacent to their rural community. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

The County Attorney's office commented that increasing the riverbank setback from 25 to 5 0 feet 
raises the potential for claims under the Bert J. Harris Act. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 
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1. The existing publicly maintained Luckett Road segments currently functioning as local roads will 
be retained. Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to I-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) 'of the impacts to the Buckingham Rttral:Rural 
Community Preserve Preserve. This analysis will include the review of alignments including 
diverting the proposed collector or arterial corridor as far south as possible, starting east of 
Pangola, in order to skirt the Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham R:ttral-Rural 
Community Preserve; 

6. All future rights-of-way in Buckingham will be no greater than tee 86 100 feet (except for 
Buckingham Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad is prohibited. (Amended by Ordinance 
No. 94-30, 99-15, 00-22) 

DO T's comment is that the expansion of the boundaries from the Rural Community Preserve to 
the whole planning community is a concern when it comes to the road limitations under Objective 
17.2. DOT is well into the Lucket Road alignment study, working with the objective as currently 
written, so a change could cause problems. 

The change to point 6 under the objective is a concern; The change from 100 feet to 80 feet would 
appear to be an attempt to prohibit collector roads which is not good transportation planning. 
Buckingham is positioned between Lehigh Acres and Fort Myers and traffic is going to come 
through their community. Additional collector roads may be necessary in the future. 

POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the. 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

Lee County DOT staff cannot support this policy as written. Please see the attached comments. 
Buckingham residents believe this policy is very important and think it is essential to help them 
maintain the rural character of their community. 
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POLICY 17.2.2. Lee County will imp1ove the ope1ational and safety issues on toads within 
the Buekin1:ham Community. Speeifieally, Lee County will imp1ove safety on Neal Road, 
01an1:e Rivet Boulevatd, Buekin1:ham Road, 01an1:e Rhet Road, and Cemete1y Road. 

Staff is unsure what measures to improve safety on Neal Road, Orange River Boulevard, 
Buckingham Road, Orange River Road, and Cemetery Road the community is expecting. 
Depending on the traffic situation that needs to be addressed, 4-laning with a median might 
improve the safety, but that may not be a solution that the community would want. There is no 
data and analysis that indicates there is a safety problem on those roads and no funding sources 
have been identified to pay for any safety improvements. Staff does not recommend transmitting 
the proposed policy as written for the above reasons and because the policy language is too vague. 

Additional Comments from the Department of Transportation and the County Attorney's Office 
are attached. 

OBJECTIVE 17.3; SE\-VER AND WATER PUBLIC FACILITIES AND UTILITIES.In ordct 
to discom:age unwanted m:ban development, central sewer lines will not be extended into the 
Buckingham Rm:al Community Preset ve, except in the areas identified by Map 7 as Future Sanitary 
Sewer Ser vice Areas, the existing Resom:ce may be extended along major roads of the Buckingham 
Rm:al Preserve upon request of property ow nets, with extension and connection fees paid by the 
person(s) requesting the watct service. Connection to this expanded water service network will be on 
a voluntary basis. Under no circun1stan:ces will the availability of central water be accepted as 
justification for a density increase, or t eduction oflot size requirements, within the B ttek:ingham Rm:al 
Community Preset ve. (Amended by Ordinance No. 00-22, 03-19) To protect the rural character of the 
Buckingham Community, public facilities and utilities that detract or diminish the overall community 
character are prohibited. 

Objective 17. 3 is not measurable. Whether a public facility would diminish the overall community 
character is subjective. The County may need a wastewater treatment facility within the Gulf 
Coast Center, if acquired. The County is currently negotiation the purchase of land owned by Lee 
County Mosquito Control and is planning an Emergency Operations Center on that site. 

PO LI CY 17.3.1: fu order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 
Sanitary Sewer Service Areas, the existing Resource Recovery Facility, the adjacent Lee County 
Parks and Recreation Facility, and any future Emer~ency Operations Center facility. 

This policy raises issues with those urban areas within the Buckingham Community where the full 
range of urban services are anticipated. There is also the potential to affect the planned 
Emergency Operations Center on property the County is negotiating to acquire from Lee County 
Mosquito Control. Even if the County is not prevented from bringing sewer service to the EOC 
site, the ability of others to tie into this line may be limited, thus burdening the County with a 
larger portion of the cost. It is the desire of the community not to require any connection to the 
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extension of central sewer lines. With the exception of the revision recommended by staff, this 
policy language is already in the Lee Plan under Objective 17. 3. 

POLICY 17.3.2: Central water lines may be extended along roads of the Buckingham Rural 
Community Preserve upon request of property owners, with extension and connection fees paid 
by the person(s) requesting the water service. Connection to this expanded water service network 
will be on a voluntary basis. Under no circumstances will the availability of central water be 
accepted as justification for a density increase, or reduction of lot size requirements. within the 
Buckingham Community. (Amended by Ordinance No. 00-22, 03-19) 

Staff does not have a problem with proposed Policy 17. 3. 2. Virtually the same language is already 
in the Lee Plan in Objective 17.3. 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 

Planning staff received no comments on Policy 17.3.3. 

POLICY 17.3.4: All new large development, as defined in Chapter 10 of the Land 
Development Code, for which a local development order is required, shall must install utilities 
underground. Utilities include, but not limited to, electricity. telephone, and cable lines. 

Large development is defined as a project often acres or more in land area or two acres or more 
in impervious surface. This requirement to install utilities under ground could increase the cost 
of construction, however the ability to cluster development as described in proposed policy 
17.1.5could help offset costs to some degree. 

POLICY 17.3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks. and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No tempo1 at l 01 e1ne1 ~ene1 
ope1 ation disaste1 afte1 tnath facilities ewill be alloewed, ineludin~ FEl\fA b aile1 s. 

Lee County Public Safety and Lee County Human Services have objections to this policy. In the 
event of a natural disaster providing temporary housing in the Buckingham Community may be 
a necessity. It could be argued that a regional wastewater treatment facility or some other facility 
that may be proposed for that site would not be consistent and appropriate with the historical rural 
character of Buckingham. 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE 140F26 



POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

Although staff did not receive any comments on this policy, we have concerns about precluding 
any future need for a detention or correctional facility in this part of Lee County. 

POLICY 17.3.8. Additional wa:te1 tteatment, sewage tteatment, 1eclamation facilities, 
landfills, industt ial facilities, and I esom ce I eco-v et y facilities at e pt ohibited in the 
Bttckingha1n Co1nmunity. 

Lee County may need to place a regional wastewater treatment facility in the Buckingham 
Community at some future time to serve the Lehigh Acres community to the east. This policy would 
prevent such a facility from being constructed. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road, and 
land use changes or improvements shalt will provide appropriate landscaping, buffering, and 
community aesthetics to ensure that a rural lifestyle is preserved. 

Buffering requirements are located in Chapters JO and 34 of the Land DevelopmentCode. The 
Buckingham Community has no buffering requirements in excess of those found in the LDC. If 
the community would like buffering requirements specific to Buckingham then new land 
development regulations will need to be adopted. 

POLICY 17.4.1: Public Utility infastructure facilities are required to establish and maintain an 
appropriate vegetative buffer using native materials. Buffering materials must be designed to 
enhance and protect the aesthetic values inherent to the Buckingham community. This is to 
include, electrical facilities, substations, distr ibtttion and ti a:nsntission lines; resource recovery 
facilities; and telephone facilities. Utility companies should install and maintain buffers that 
obscure unsightly facilities. 

Staff does not know how the County could effectively buffer transmission lines. It is unclear what 
telephone facilities are. 

Buffering requirements are regulated by Section 10-416 of the Land Development Code. The 
buffering requirement for public facilities .are the same as those required for commercial uses. 
There are no buffering requirements for public facilities that are specific to the Buckingham 
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community. If the Buckingham community would like to see different buffering requirements for 
public facilities it will require an amendment to the land development regulations. 

POLICY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 

The Buckingham community is concerned about trash blowing off of trucks that are traveling to 
the County incinerator and would like for the County to increase efforts to collect that debris. 

POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

There is precedent for prohibiting walls in the Pine Island community. Policy 14.3.5 states: The 
county will amend its land development code to provide specific regulations for neighborhood 
connectivity and walls and gates on Greater pine Island if an acceptable proposal is submitted by 
the Greater Pine Island community. These regulations would require interconnections between 
adjoining neighborhoods wherever feasible and would no longer allow perimeter walls around 
larger developments (Added by Ordinance No. 03-03) 

The Land Development Code was amended as follows: 

Sec. 33-1086. Residential project fences and walls. New residenetial project fences or walls are 
not permitted in Greater Pine Island (see section 34-17 43). This restriction does not affect buffer 
walls that may be required by section 10-416. 

The Land Development Code should be amended to implement Policy 17.4.3. 

POLICY 17.4.4: · Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 

Outdoor Lighting Standards are addressed in Section 34-625 of the Land Development Code. 
Policy 17.4. 4 is not inconsistent with those standards. 

OBJECTIVE 17.5: ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1. Lee County will de'\ielop a plan fo1 an inte1connected system of pa1ks, 
hiking, and ho1se tiding t1ails within the Buckingham Community. 

The Board of County Commissioners adopted the Lee County Greenways Multi-Purpose 
Recreational Trails Master Plan on May 16, 2007. It is unclear what additional plans are 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE 160F26 



anticipated by this policy, or what funding sources would be used to pay for them. Staff does not 
recommend transmitting this policy at this time. 

POLICY 17.5.2. Any access to the 01 ani:e Rhet within the Bttckint:ham Community that 
is to be dMeloped b:y Lee County will be limited to non-comme1cial 1esidential use. 

Staff can envision the benefit of a limited commercial use, such as a boat rental facility, at 
locations that access the Orange River. Policy 17. 5. 2 would prevent such a facility in the future. 
The Buckingham community does not want any commercial facilities, such as boat rentals, near 
the Orange River. Residents are concerned about protecting that resource and believe that an 
attraction such as a boat rental operation would cause too much impact to the river. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county, is encouraged 
within the Buckingham Community. 

The removal of exotic vegetation is encouraged County wide. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall will 
consider value ofland in Buckingham and in the granting of agricultural exemptions. 

Objective 17. 6 and several of the following policies regarding the Property Appraiser, assessments 
and agricultural exemptions were written with the assistance of the Lee . County Property 
Appraiser. Staff does not necessarily see the benefit of the following policies but does not object 
to them. 

PO LI CY 17 .6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
J atropha Curcas, shall will be considered as a commercial agricultural activity by the Property 
Appraiser. · 
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POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, ifno clinics are held after 7:00 PM, and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 

This policy should be further clarified in the Land Development Code. Hours of operation and 
scope of use are typically addressed in the Land Development Code. 

PART III - LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 

DATE OF PUBLIC HEARING: November 19, 2007 . 

A. LOCAL PLANNING AGENCY REVIEW 

Planning staff gave an overview of the proposal and explained their recommendations to the LP A. 
Questions and answers ensued regarding: 1) traffic counts/accident data; 2) population estimates; 
3) location of existing commercial development; 4) the allocation table that was distributed to the 
LPA; 5) Staffs proposed 2030 allocation for Buckingham; 6) impacts due to a large tract ofland 
on Tice Road purchased by the School District; 7) impacts due to a large tract being proposed to 
be annexed into the City of Fort Myers on Luckett Road; 8) the County's plans for mitigating some 
of these impacts; 9) the planning community and planning area boundaries; 10) outreach efforts; 
11) how staff will evaluate applications that are not within the community boundary but are 
adjacent to it; 12) Bert Harris issues; and, 13) Map 7 regarding sewage utility service and it's 
extension. 

The president of the Buckingham Community Planning Panel stated that they did meet with the 
Lehigll Acres Community Planning Panel and the expanded planning area proposed for the 
Buckingham community did not conflict with the Lehigh Acres planning effort. He stated that 
reducing traffic and its effects was very important to the Buckingham community. He stated that 
the expansion of sewer and public utilities that could lead to the urbanization of the Buckingham 
community was not supported, but they did not object to sewer service being expanded to the 
proposed Emergency Operations Center facility if the community did not have to subsidize that 
expansion by being required to connect to the sewer service. They did object to the construction 
of a tower at the EOC site because of possible conflicts with the airfield. 

He went on to say that the Buckingham Community did support Policy 17.3.6 that prohibits 
temporary emergency housing and supports Policy 17 .5 .2 that limits access to the Orange River 
to non-commercial residential use. He stated that the community wanted to keep Objective 17. 6 
and subsequent policies regarding the value of land and agricultural exemptions in their plan. 
Finally, he stated that the planning panel did not consider the allocation tables as a component of 
their plan, and did not address them specifically. 

Several members of the public, including the President of the Buckingham Conservancy, and the 
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consultant that assisted in the drafting of the Buckingham Community Plan, spoke in favor of the 
amendment and asked the LP A to recommend transmittal of their original language. 

The public comment segment was closed and one LP A member suggested the Buckingham 
Community Planning area be expanded beyond the Rural Community Preserve to match the 
Buckingham Planning Community boundaries. He stated that would give the community greater 
control over a larger area ofland, especially growth that will affect the community. He believed 
the allocation table would need to be amended as well to reflect that the expanded Community 
Planning area is located in the Urban Community Future Land Use Map category. 

One LPA member expressed concern over Objective 17.6 having people in various communities 
lobby the Property Appraiser to outline parameters by which the Property Appraiser should 
appraise properties in the plan. He had concerns with that level of specificity in the plan and 
having different documents for the Property Appraiser to use for the different planning 
communities. 

Another LP A member stated there were many traffic problems on some of the roads, in particular, 
Buckingham Road and in the Rural Community Preserve area. She stated she wanted to see 
LCD OT be more proactive in trying to address some of these issues by working together with the 
Buckingham community. 

An LPA member stated that he did not have any overall objection to this plan amendment. His 
concern was that there are several areas of the plan that are not specific enough. He believed this 
would be a problem when it is transmitted to the Department of Community Affairs for review. 

An LP A member stated this community has been working on this plan for a long period of time. 
He did not feel the County should make changes that would override everything this community 
has been working towards. He stated that many of the items staffproposed to delete should be 
reinstated and that they needed to work with the community to help write some appropriate goal 
language to help them accomplish these goals. 

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

1. RECOMMENDATION: Recommend that the Board of County 
Commissioners transmit CPA 2007-00049 with the following changes to staff's 
recommendation: 

a. Adopt the planning community boundary as the new community planning area boundary 
for the Buckingham community. 

b. POLICY 17.2.1: Lee County will make every effort work with the Buckingham 
community to reduce traffic and its effects through the Buckingham Community. This 
includes, but is not limited to, restricting the number of collector roads, analyzing 
alternative routes and safety issues, limiting light pollution, and installing landscaping 
compatible with the rural character of the Buckingham Community. 
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c. POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf 
Coast Center for uses consistent with and appropriate to those values of historic rural 
character and environmental protection expressed in Goal 17 of the Lee Plan. No 
temporary or emergency operation disaster aftermath facilities will be allowed, including 
FEMA trailers. 

d. POLICY 17.5.1: Lee County will work with the Buckingham community to develop a 
plan for an interconnected system of parks, hiking, and horse riding trails within the 
Buckingham Community. 

e. POLICY 17.5.2: Any access to the Orange River within the Buckingham Community 
that is to be developed by Lee County will be limited to non-commercial residential use. 

f. POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non­
boatders by right if the owner or operator resides on site, ifno clinics are held after 7.00 
PM and if the operation does not create a use, road access or drainage nuisance to its 
neighbors. 

The motion passed 6-1. The LP A member that voted no stated his reasons were that he was 
concerned about transmitting language that pertained to the property appraiser (17.6.1 through 
17.6.5), and said that rather than transmitting a policy that directs Lee County to develop a plan for 
an interconnected system of parks, hiking, and horse riding trails within the Buckingham 
community, the community should work with the County to have the greenways map amended. 

Another LPA member made a motion to recommend transmittal of Policy 17.3.8 with the 
following changes: 

g. Policy 17.3 .8; Additional The construction of potential water treatment, sewage treatment, 
reclamation facilities, landfills, industrial facilities, and resource recovery facilities are 
prohibited in not consistent with the goals of the Buckingham Community. 

The motion passed 6-1. 

The LP A clarified that the motion to change the Buckingham planning area included the 
corresponding change in Table l(b), Year 2-030 Allocations. That would include a proposed 
allocation for Buckingham of 135 acres in Urban Community. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA accepted the 
findings of fact as advanced by staff. 
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C. VOTE: The following vote was the same for both of the above motions: 

NOEL ANDRESS 

DEREKBURR 

LESCOCHRAN 

RONALD INGE 

CARLETON RYFFEL 

RAE ANN WESSEL 

LELAND TAYLOR 

DATE OF PUBLIC HEARING: April 28, 2008 

D. LOCAL PLANNING AGENCY REVIEW 

AYE 

AYE 

AYE 

NAY 

AYE 

AYE 

AYE 

During the implementation of the Evaluation and Appraisal Report in 2006 and 2007, the Board 
of County Commissioners decided not to increase any of the residential or commercial acreage 
allocations in Lee Plan Table 1 (b ), Year 2030 Allocation, in the Buckingham area. At that time the 
Board asked that the issue be addressed in the ongoing Buckingham Community Planning process. 
The Bucking Community Planning update did not address the acreage allocation issue. Staff 
recommended that the allocations contained in the EAR amendment for Table 1 (b ), accounting for 
an additional 10 years of growth in the Buckingham Planning Community, be included. 

Staff presented an April 21, 2008 memo and maps of residential uses within the Urban Community 
portion of the Buckingham Planning Community that is attached to this report. Staff's 
recommendation includ~d increasing the Urban Community allocation from 51 acres to 150 acres; 
increasing the Outlying Suburban allocation from 49 acres to 66 acres; increasing the Rural 
allocation from 57 acres to 100 acres; and increasing the Rural Community Preserve allocation 
from 3,046 acres to 3,100 acres. 

Staff distributed a document with some revised numbers for the allocation and reviewed the 
handout and the basis of the allocations with the LP A and public. At a minimum, staff 
recommends transmittal of the Urban Community allocation. 

General questions and answers ensued between the LP A and staff. Topics discussed were: 1) 
Lehigh Village; 2) Industrial allocations; 3) the rationale for this increase; 4) Buckingham 
exceeding the allocation in the Urban Community designation within the Buckingham planning 
community; and, 5) how this information is used for keeping track of infrastructure needs relative 
to growth. 

The LP A Chairman asked if anyone from the public wished to comment on this item. Public 
comment was received from: 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE21 OF26 



Four members of the public spoke against staffs recommendation. An attorney representing the 
interests of several clients and their affiliated legal entities spoke in favor of staffs 
recommendation. 

An LP A member felt there seemed to be a piece missing that would link this exercise with 
establishing infrastructure needs. There are 95 acres of single family homes already platted, so 
we have some large acreages that may be designated Urban Community, but there is no 
Development Order approval yet. She did not feel this amendment was helping to plan this 
community. She asked why we would increase these allocations when we have no infrastructure 
change to support it. 

Another LP A member noted these allocations were a planning tool, however, the rules seem to 
have changed and the Board has decided that these allocations have meaning beyond just a 
planning tool. These allocations only seem to deal with development, but the people in the 
community do not want any development, so these county-wide allocations do not work for this 
particular community. He did not want to support staffs recommendations because although they 
may make sense from a planning perspective, they did not fit in with the perspective of the people 
in the community. 

Another LP A member did not see any reason to change this because it does not take care of the 
underlying problem. The allocation is currently fixed at 51. As time goes on, that number is going 
to continue to grow as these lots are developed. Eventually, there will be no more Urban 
Community available in this community. Therefore, he did not see the point in making this 
change. 

Another LPA member expressed concern with using our Land Use Map as a Zoning Map. He 
noted there were two separate processes in Lee County. The Land Use Map designates the future 
land use. However, there is still a zoning process that includes the Hearing Examiner and the 
Board of County Commissioners. If these changes go through, it does not mean that a contentious 
zoning case automatically happens. The Board of County Commissioners would make the final 
decision on that regardless of what the map says. He was in support of staffs recommendation 
since they explained why they felt these acreages need to be changed. 

Another LPA member stated her main concern was the amount of the increase since the numbers 
are changing from 51 to 150. She felt this was a huge increase projection and was uncertain if that 
projection would continue to increase over time. She was also not certain whether 150 was a 
realistic number. 

An LP A member stated the current system is of concern to the people in this community. He felt 
staff should approach the Board and discuss modifying the procedure that has always been used 
in the past so that when a single family lot is sold the allocation will automatically adjust. If this 
is done, staff will no longer need approvals or actions from the LP A. 

An LPA member stated that one of the concerns is that no one is envisioning stopping any single 
family platted lots. There are currently 95 acres undeveloped that have not been zoned and have 
not received development orders. She reiterated that we are not linking our infrastructure needs 
to these development numbers. 
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Another LP A member agreed this is a problem because the property is already in the FLUM in this 
category, but it cannot be developed because of the allocation. The zoning does not match the 
FLUM. He noted this was a problem all over the County. 

After lengthy discussion a motion was made to transmit the allocations recommended by staff in 
the April 21, 2008 memo. The motion failed 4-2. No other action was taken by the LP A. 

E. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT 
SUMMARY. 

F. 

1. RECOMMENDATION: A motion to recommend that the Board of County 
Commissioners make the changes to the allocation tables that are set forth in 
the April 21st, 2008 memo from staff to the LPA failed 4-2. According to 
Administrative Code 13-6 this is a recommendation to not transmit the staff 
recommended changes to Table l(b). 

VOTE: 

NOEL ANDRESS NAY 

LESCOCHRAN NAY 

RONALD INGE AYE 

JACQUE RIPPE NAY 

CARLETON RYFFEL ABSENT 

RAE ANN WESSEL NAY 

LELAND TAYLOR AYE 
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PART IV - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

DATE OF TRANSMITTAL HEARING: October 22, 2008 

A. BOARD REVIEW: 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS, 
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT 

DATE OF ORC REPORT: ------

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS 

B. STAFF RESPONSE 
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PART VI - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR ADOPTION OF PROPOSED AMENDMENT 

DATE OF ADOPTION HEARING: ___ _ 

A. BOARD REVIEW: 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 
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MEMORANDUM 

FROM 
THE DEPARTMENT OF 

COMMUNITY DEVELOPMENT 
DIVISION OF PLANNING 

DATE: April 21, 2008 

TO: Local Planning Agency FROM: Jim Mudd, AICP, Principal Planner 

RE: Buckingham Year 2030 Allocations 

At the December 13, 2006 Board of County Commissioners Transmittal Hearing the Board voted 
unanimously to transmit staffs recommendation for updating Table 1 b of the Lee Plan, Year 2030 
Allocations, with the exception of the Buckingham Planning Community. The president of the 
Buckingham Community Planning Panel asked the Board not to transmit the modification to the 
Buckingham Planning Community allocations until they completed their community plan. The 
Board agreed that to transmit the 2030 allocations for Buckingham was premature. 

The Buckingham Community Plan has been completed and the Local Planning Agency 
recommended the Board transmit the Community Plan amendment; however, the 2030 allocations 
for Buckingham were not addressed. There was discussion about the allocations during the planning 
process, but no recommendations were put forward by the community. 

There are currently 51 acres allocated to Urban Community, 49 acres allocated to Sub-Outlying 
Suburban, 57 acres allocated to Rural, and 3,046 acres allocated to Rural Community Preserve. 
After subtracting existing development there are 3 acres remaining in Urban Community, 48 acres 
remaining in Sub-Outlying Suburban, 57 acres remaining in Rural, and 3 3 8 acres remaining in Rural 
Community Preserve. Staff recommends updating the allocation to accommodate the projected 
growth in the Buckingham Planning Community through the year 2030. Staff recommends 
increasing the Urban Community allocation from 51 acres to 150 acres; increasing the Outlying 
Suburban allocation from 49 acres to 66 acres; increasing the Rural allocation from57 acres to 100 
acres; and increasing the Rural Community Preserve allocation from 3,046 acres to 3,100 acres. 

The LP A recommended that the Board transmit staffs recommended increase in allocation for the 
entire County, including Buckingham, at its November 2 7, 2006 LP A meeting. If the LP A desires 
not to recommend transmittal of the full allocations, staff recommends that at a minimum the LP A 
recommend transmittal of the Urban Community allocation. 

This amendment is not currently part of the Community Plan, but along with the LP A 
recommendation staff will fold this into the Buckingham Community Plan amendment, CPA 2007-
00049, prior to taking it to the BoCC for their transmittal hearing. 

S:\COMPREHENSIVE\community planning\planning communities\Buckingham\LP A memo. wpd Page 1 of 1 
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LEE COUNTY 
DIVISION OF PLANNING 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

CPA2007-00049 

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 the DCA Objections, Recommendations, 
and Comments (ORC) Report 

Board of County Commissioners Hearing for Adoption 

STAFF REPORT PREPARATION DATE: November 15, 2007 

PART I - BACKGROUND AND STAFF RECOMMENDATION 

A. SUMMARY OF APPLICATION 
1. SPONSOR/APPLICANT: 

A. SPONSOR: 
LEE COUNTY BOARD OF COUNTY COMMISSIONERS 
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING 

B. APPLICANT 
BUCKINGHAM COMMUNITY PLANNING PANEL 

2. REQUEST: 
Amend the Future Land Use Element, text and Future Land Use Map series to incorporate the 
recommendations of the Buckingham Community Planning effort. Update Goal 17 of the Lee Plan 
to revise policies specific to the Buckingham Community and expand the affect of Goal 17 beyond 
the Rural Community Preserve land use category to the Buckingham Planning Community 
boundary. Amend Map 1, Page 2 of 6, Special Treatment Areas to indicate that a revised Goal 
specific to the Buckingham Planning Community has been adopted. Update Table 1 (b ), Year 2030 
Allocations, for the Buckingham community to allow for the projected growth through the year 
2030. 
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B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY: 

1. RECOMMENDATION: Planning staff recommends that the Board of County Commissioners 
transmit the proposed amendment, with the modifications proposed by staff. The applicants proposed 
changes to Goal 17 of the Lee Plan are shown below in strike through underline. Staffs 
recommendation are shown in bold strike through, bold underline in Part II of this report. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve the 
existing agricultural land use pattern; to diversify the choice of housing for Lee County by maintaining and 
enhancing the historic rural character; and to protect the unique historical and environmental values of the 
Buckingham Community. The boundaries of the Buckingham Community shall be extended to the 
Buckingham planning community boundaries. For the purposes of this plan, the precise boundaries of 
Buckingham are indicated on the Ftttme Land Use Map Map 16 of the Lee Plan. (Added by Ordinance 
No. 91-19, Amended by Ordinance No. 93-25, 94-30) 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Outlying Suburban. Existing Ppublic facilities have also been 
designated as appropriate. After the adoption of this amendment, no land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
Facilities) unless property is within a pre-existing higher density or a finding of overriding public 
necessity is determined by three members of the Board of County Commissioners. (Amended by 
Ordinance No. 00-22) 

POLICY 17.1.1: No property within the Buckingham Community will be rezoned to RVPD. 
(Amended by Ordinance No. 00-22) 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham area. 
No new commercial development (as defined by F.S. 380.04) will be located outside of this 
commercial node. All new commercial developments in the node are required to provide a 
minimum of30% open space. This commercial node is described as those lands 300 feet eastward 
from the easterly right-of-way of Buckingham Road and lying between Cemetery Road and a point 
300 feet north of the intersection of Buckingham Road and Orange River Boulevard. In no way 
should this policy be construed to prohibit the designation of or commercial uses allowed in 
agricultural zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet. Existing lots are 
excluded. Any residential planned development zoning granted in the Rural Community Preserve 
land use category will require a minimum size of one acre (43,560 square feet) for every residential 
lot. (Amended by Ordinance No. 00-22). 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE3 OF27 



POLICY 17.1.4: Density within the Buckingham Community will be no more than one unit per 
buildable acre. Densities allowable prior to the adoption of this amendment are excluded. A 
buildable acre will not include more than 20% wetlands and will exclude road right of ways, water 
management areas, or natural water bodies. Bonus density is prohibited within the Buckingham 
Community. 

POLI CY 17.1.5: Clustering of residential development is allowed in the Buckingham Community 
only with residential planned development (RPD) zoning. In no case will clustered developments 
exceed the overall density of 1 unit per buildable acre. Density in clustered developments will be 
based on buildable acreage and be moved away from the property boundaries. No additional 
commercial space will be granted, regardless of clustered development. Clustering of residential 
development is achieved by limiting the areas of property available for residential homesites in the 
following fashion. 

l Homesites must be no less than 100 feet away from the RPD boundary. 

2 The RPD must have a minimum of 10 acres in order to cluster homesites. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing only single-family homes with a 
graduated density as development moves away from the planning community boundaries. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 

1. The existing publicly maintained Luckett Road segments currently functioning as local roads will 
be retained. Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to I-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) of the impacts to the Buckingham Rttrnt Community 
Preset ve. This analysis will include the review of alignments including diverting the proposed 
collector or arterial corridor as far south as possible, starting east of Pangola, in order to skirt the 
Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham Rttrnt 
Community Preset ve; 
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6. All future rights-of-way in Buckingham will be no greater than too 80 feet ( except for Buckingham 
Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad_is prohibited. (Amended by Ordinance 
, No. 94-30, 99-15, 00-22) 

POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

POLICY 17.2.2: Lee County will improve the operational and safety issues on roads within the 
Buckingham Community. Specifically, Lee County will improve safety on Neal Road, Orange 
River Boulevard, Buckingham Road, Orange River Road, and Cemetery Road. 

OBJECTIVE 17.3: SEWER AND \YATER PUBLIC FACILITIES AND UTILITIES. In order 
to discourage unwanted mban development, central sewct lines will not be extended into the 
Buckingham Rttral Communify Preserve, except in the areas identified by Map 7 as Ftttttre Sanitary 
Sewer Ser vice Areas, Resource may be extcndedalongmajor mads oftheBttckinghamRmalPreserve 
upon request of property owners, with extension and connection fees paid by th person(s) requesting 
the water service. Connection to this expanded water service network will be on a voluntary basis. 
Under no circmnstanccs will the availabilify of central watc1 be accepted as justification fo1 a dcnsify 
increase, or reduction of lot size requirements, within the Buckingham Rural Comrrmnity Preset ve. 
(Amended by Ordinance No. 00-22, 03-19) To protect the rural character of the Buckingham 
Community, public facilities and utilities that detract or diminish the overall community character are 
prohibited. 

PO LI CY 17 .3.1: In order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 
Sanitary Sewer Service Areas, the existing Resource Recovery Facility, and the adjacent Lee 
County Parks and Recreation Facility. 

POLICY 17.3.2: Central water lines may be extended along roads of the Buckingham Rural 
Preserve upon request of property owners, with extension and connection fees paid by the person(s) 
requesting the water service. Connection to this expanded water service network will be on a 
voluntary basis. Under no circumstances will the availability of central water be accepted as 
justification for a density increase, or reduction of lot size requirements, within the Buckingham 
Community. (Amended by Ordinance No. 00-22, 03-19) 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 
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POLICY 17.3.4: All new large developments for which a local development order is required, 
shall install utilities underground. Utilities include, but not limited to, electricity, telephone, and 
cable lines. 

POLICY 17.3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 1 7 of the Lee Plan. No temporary or emergency 
operation disaster aftermath facilities will be allowed, including FEMA trailers. 

POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

POLICY 17.3.8: Additional water treatment, sewage treatment, reclamation facilities, landfills, 
industrial facilities, and resource recovery facilities are prohibited in the Buckingham Community. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road, and 
land use changes or improvements shall provide appropriate landscaping, buffering, and community 
aesthetics to ensure that a rural lifestyle is preserved. 

POLICY 17.4.1: Public facilities are required to establish and maintain an appropriate vegetative 
buffer using native materials. Buffering materials must designed to enhance and protect the 
aesthetic values inherent to the Buckingham community. This is to include, electrical facilities, 
substations, distribution and transmission lines; resource recovery facilities; and telephone facilities 
should install and maintain buffers that obscure unsightly facilities. 

POLICY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 
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POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

POLICY 17.4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 

OBJECTIVE 17.5: ENVIRONMENT, OPEN SPACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1: Lee County will develop a plan for an interconnected system of parks, hiking, 
and horse riding trails within the Buckingham Community. 

POLICY 17.5.2: Any access to the Orange River within the Buckingham Community that is to 
be developed by Lee County will be limited to non-commercial residential use. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county, is encouraged 
within the Buckingham Community. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall consider 
value of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
J atropha curcas, shall be considered as a commercial agricultural activity by the Property Appraiser. 
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POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, if no clinics are held after 7:00 PM and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

• The Buckingham Community Plan update has been sponsored as a community 
service by the Board of County Commissioners. 

• The Buckingham community held a series of public meetings to collect information 
and to determine the communities vision of the future of the Buckingham area. 

~ Two surveys were conducted by the planning panel's consultant to collect 
additional information from the community. 

• The planning panel's consultant interviewed stakeholders in the community and in 
adjacent areas. 

• The Buckingham community has expressed a clear desire to retain their rural 
character. 

• The Buckingham Community Plan update was financed by the Board of County 
Commissioners. 

C. BACKGROUND INFORMATION 

The Buckingham Preservation Committee submitted the original Sector Plan for the Buckingham 
Community to the County on September 20, 1990. The sector plan provided a description of the 
history of the area, a description of the then existing land uses, soils, and ground water recharge, 
vegetation and wildlife, parks and recreation, community facilities and services, housing and 
transportation. The original Lee Plan Goal specific to the Buckingham community was a direct 
result of the work conducted by the Buckingham Preservation Committee and was adopted by the 
Board of County Commissioners on July 9, 1991. 

The Buckingham Preservation Committee, working with County staff, updated the Lee Plan Goal 
specific to the Buckingham community in the late 1990's and an amendment to that Goal was 
adopted by the Board of County Commissioners on November 22, 1999. A second amendment to 
the Buckingham Goal was adopted by the Board of County Commissioners on October 23, 2003. 

Early in 2007, residents in the Buckingham community formed the Buckingham Community 
Planning Panel, Inc. (BCPP) and requested funding from the County to undertake a more 
comprehensive update to what is now Goal 17 of the Lee Plan specific to the Buckingham 
community. This proposed plan amendment is a direct result of the work conducted by the BCPP. 
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PART II-STAFF ANALYSIS 

A. STAFF DISCUSSION 

The proposed publicly-initiated amendment application was received by the County on September 
26, 2007. Planning staff provided copies of the proposed amendment and requested comments 
from various County departments, including: 

County Attorney's Office; EMS Division; Lee County Sheriff; Natural Resources Division; Lee 
Tran; Parks and Recreation; School District of Lee County; Lee County Department of 
Transportation; Development Services Division; Environmental Sciences Division; Lee County 
Port Authority; Economic Development; Public Works Department; Utilities Division; Zoning 
Division; Lee County Health Department; Public Safety; Human Services. 

Written comments were received from the County Attorneys Office, DOT, Public Safety and the 
Department of Human Services .. Those comments are attached as backup to this report; 

Planning staff recommends that the Board of County Commissioners transmit the proposed 
amendment, with the modifications proposed by staff. Staffs recommended changes to the 
proposed changes to Goal 17 are shown in bold strike-through, bold underline. 

GOAL 17: BUCKINGHAM. To manage the future growth in the Buckingham area; to preserve 
the existing agricultural land use pattern; to diversify the choice of housing for Lee County by 
maintaining and enhancing the historic rural character; and to protect the unique historical and 
environmental values of the Buckingham Community. The bounda1ies of the Buckingham 
Community sball be extended to the Buckingham planning community boundat ies. For the 
purposes of this plan, the precise boundaries of the Buckingham Community are indicated on the 
Futmc Land Use Map Map 16 of the Lee Plan. (Added by Ordinance No. 91-19, Amended by 
Ordinance No. 93-25, 94-30) 

The Buckingham Community desires to expand the boundaries of the planning area to match with 
the Buckingham Planning Community. No reduction in allowable densities will be imposed on the 
areas outside of the Rural Community Preserve, but within the Buckingham Planning Community. 
Staff concurs with that change to the planning area. 

OBJECTIVE 17.1: LAND USE. The primary land use designation for the Buckingham area is "Rural 
Community Preserve." Other smaller land use designations exist in the boundaries, such as Public 
Facilities, Urban Community, and Sub-Outlying Suburban. Existing P12.ublic facilities have also been 
designated as appropriate. Aftet the adoption of this ame11dment nNo land in Buckingham will be 
changed to a land use category more intense than Rural Community Preserve (including Public 
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Facilities) unless a finding of overriding public necessity is determined by three members of the Board 
of County Commissioners. (Amended by Ordinance No. 00-22) 

Staff concurs with this Objective. 

POLICY 17.1.1: No property within the Buckingham Rural Community Preserve will be 
rezoned to RVPD. (Amended by Ordinance No. 00-22) 

There is a potential Burt J Harris liability for areas outside of the Rural Community Preserve that 
are being added to the planning area because an existing potential to rezone those areas to RVP D 
is being taken away. Staff recommends transmitting the policy as revised to indicate that this 
policy is specific to the Rural Community Preserve. 

POLICY 17.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for th<;: Buckingham atea 
Rural Community Preserve. No new commercial development (as defined by F.S. 380.04) will 
be located outside of this commercial node. All new commercial developments in the node are 
required to provide a minimum of 30% open space. This Rural Community Preserve 
commercial node is described as those lands 300 feet eastward from the easterly right-of-way of 
Buckingham Road and lying between Cemetery Road and a point 300 feet north of the intersection 
of Buckingham Road and Orange River Boulevard. In no way should this policy be construed to 
prohibit the designation of 01 commercial uses allowed that are uses by right in agricultural 
zoning districts. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

The recommended changes to the Policy are intended to make it clear that this Policy only applies 
to the Rural Community Preserve and that commercial uses that are uses by right in agricultural 
zoning districts will not be affected. 

POLICY 17.1.3: Any lot created in the Rural Community Preserve land use category after the 
adoption of this amendment must have a minimum area of 43,560 square feet if located within 
a conventional zoning district. Existing lots are excluded. Any 1 esidential planned 
d"' elopment zoning g1 ai1ted in the Rm al Community P1 esen eland use eatego1 y will I equh e 
a minimun1 size of one aoe (43,560 squa1e feet) fo1 e~ery 1esidential lot. (Amended by 
Ordinance No. 00-22). 

Policy 17.1.3 is inconsistent with Policy 17.1.5 below. The community intends to allow clustering 
with residential planned development zoning. The requirement to have a minimum lot size of 
43,560 square feet is intended only for conventional zoning districts. 

POLICY 17.1.4: Density within the Buckingham Con1munin, Rural Community Preserve 
will be no more than one unit per buildable acre. Densities allowable p1io1 to tbe adoption of 
this amendment a1 e exeluded. A buildable acre will not include more than 20% wetlands and 
will exclude road right of ways, water management areas, or natural water bodies. Bonus density 
is prohibited within the Buckingham Rural Community Preserve. 
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This policy, as proposed, would take the ability for the Urban Community land in the Buckingham 
Planning Community to achieve bonus density. Further, It could be argued that densities 
allowable prior to the adoption of this amendment would be that of the existing zoning, not the 
Future Land Use category. 

Bonus density is not allowed in the Rural Community Preserve, but the community would like the 
last sentence to reinforce that restriction. Staff recommends transmitting the language above, as 
modified 

POLICY 17.1.5: Clustering of residential development is allowed in the Buckingham 
Community Rural Community Preserve only with residential planned development (RPD) 
zoning. In no case will clustered developments exceed the overall density of 1 unit per buildable 
acre. Density in clustered developments will be based on buildable acreage and be moved away 
from the property boundaries. No additional commercial space will be granted, regardless of 
clustered development. Clustering of residential development is achieved by limiting the areas of 
property available for residential homesites in the following fashion. 

• Homesites must be no less than 100 feet away from the RPD boundary. 

• The RPD must have a minimum of 10 acres in order to cluster homesites. 

Staff recommends transmittal of Policy 17.1. 5. 

POLICY 17.1.6: Residential development along the Buckingham Community boundary should 
make appropriate transitions to the community by allowing, only single-family homes with a 
graduated density as development moves away from the planning community boundaries. 

While it may be appropriate to gradually transition density away from the Rural Community 
Preserve, this policy needs clarification. It appears to regulate the development of property 
outside of the boundary of the Buckingham community. The proposed policy raises Bert J Harris 
implications since much of the property adjacent to the Buckingham Planning Community has 
urban land use designations that allow for higher densities and intensities including multi-family 
development. The Buckingham community would like to transmit the language as submitted to 
make a statement that their intent is to not have multi-family development, or higher densities or 
intensities of uses adjacent to their rural community. 

POLICY 17.1.7: To preserve the shoreline, all new residential buildings, including attached 
screen enclosures will be no closer than 50 feet from the top of bank of the Orange River. 

The County Attorney's office commented that increasing the riverbank setback.from 25 to 50 feet 
raises the potential for claims under the Bert J Harris Act. 

OBJECTIVE 17.2: TRANSPORTATION AND ROADS. To protect the rural character of the 
Buckingham area, the following restrictions apply: 
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1. The existing publicly maintained Luckett Road segments currently :functioning as local roads will 
be retained. Any proposal to change the functionality of Luckett Road, such as to provide Lehigh 
Acres with access to I-75 at the Luckett Road interstate interchange, will require an analysis 
(Alignment Study, including public input) of the impacts to the Buckingham Rttral:Rural 
Community Preserve Preserve. This analysis will include the review of alignments including 
diverting the proposed collector or arterial corridor as far south as possible, starting east of 
Pangola, in order to skirt the Buckingham area. 

2. The extension of State Route 31 south of the Orange River is prohibited; 

3. The extension of Ellis Road is prohibited; 

4. The extension of Staley Road to State Route 82 is prohibited; 

5. No new east/west collector roadways will be planned or built within the Buckingham Rttrat-Rural 
Community Preserve; 

6. All future rights-of-way in Buckingham will be no greater than tBB 86 100 feet (except for 
Buckingham Road and Luckett Road extensions); 

7. The extension and connection of Long Road to Ellis rRoad is prohibited. (Amended by Ordinance 
No. 94-30, 99-15, 00-22) 

DOT's comment is that the expansion of the boundaries from the Rural Community Preserve to 
the whole planning community is a concern when it comes to the road limitations under Objective 
17. 2. DOT is well into the Lucket Road alignment study, working with the objective as currently 
written, so a change could cause problems. 

The change to point 6 under the objective is a concern. The change from 100 feet to 80 feet would 
appear to be an attempt to prohibit collector roads which is not good transportation planning. 
Buckingham is positioned between Lehigh Acres and Fort Myers and traffic is going to come 
through their community. Additional collector roads may be necessary in the future. 

POLICY 17.2.1: Lee County will make every effort to reduce traffic and its affects through the 
Buckingham Community. This includes, but is not limited to, restricting the number of collector 
roads, analyzing alternative routes, limiting light pollution, and installing landscaping compatible 
with the rural character of the Buckingham Community. 

Lee County DOT staff cannot support this policy as written. Please see the attached comments. 
Buckingham residents believe this policy is very important and think it is essential to help them 
maintain the rural character of their community. 
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POLICY 17.2.2. Lee County will impto'Ve the ope1ational and safety issues on toads within 
the Buckingham Community. Specifically, Lee Count'\' will imp1 O'V e safety on Neal Road, 
01 a11ge Rn e1 Boule'V at d, Buckiughan1 Road, 01 ange Rn e1 Road, and Ce111ete1J Road. 

Staff is unsure what measures to improve safety on Neal Road, Orange River Boulevard, 
Buckingham Road, Orange River Road, and Cemetery Road the community is expecting. 
Depending on the traffic situation that needs to be addressed, 4-laning with a median might 
improve the safety, but that may not be a solution that the community would want. There is no 
data and analysis that indicates there is a safety problem on those roads and no funding sources 
have been identified to pay for any safety improvements. Staff does not recommend transmitting 
the proposed policy as written for the above reasons and because the policy language is too vague. 

Additional Comments from the Department of Transportation and the County Attorney's Office 
are attached 

OBJECTIVE 17.3; SEVIER AND VIATER PUBLIC FACILITIES AND UTILITIES. In order 
to discomage tm:wanted mban development, central sewer lines will not be extended into the 
Buckingham Rural Commtm:ity Preset ve, except in the areas identified by Map 7 as Future Sanitary 
Sewer Ser vice Areas, the existing Resomce may be extended along major roads of the Buckingham 
Rmal Preserve upon request of property owners, with extension and connection fees paid by the 
person(s) requesting the water set vice. Cormection to this expanded water service network will be on 
a voluntary basis. Under no circttmstances will the availability of central water be accepted as 
justification for a density increase, or reduction oflot size r equir emcnts, within the Buckingham Rural 
Commtm:ity Preserve. (Amended by Ordinance No. 00-22, 03-19) To protect the rural character of the 
Buckingham Community, public facilities and utilities that detract or diminish the overall community 
character are prohibited. 

Objective 17. 3 is not measurable. Whether a public facility would diminish the overall community 
character is subjective. The County may need a wastewater treatment facility within the Gulf 
Coast Center, if acquired The County is currently negotiation the purchase of land owned by Lee 
County Mosquito Control and is planning an Emergency Operations Center on that site. 

POLICY 17.3.1: In order to discourage unwanted urban development, central sewer lines will not 
be extended into the Buckingham Community, except in the areas identified by Map 7 as Future 
Sanitary Sewer Service Areas, the existing Resource Recovery Facility, the adjacent Lee County 
Parks and Recreation Facility, and any future Emergency Operations Center facility. 

This policy raises issues with those urban areas within the Buckingham Community where the full 
range of urban services are anticipated There is also the potential to affect the planned 
Emergency Operations Center on property the County is negotiating to acquire from Lee County 
Mosquito Control. Even if the County is not prevented from bringing sewer service to the EOC 
site, the ability of others to tie into this line may be limited, thus burdening the County with a 
larger portion of the cost. It is the desire of the community not to require any connection to the 
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extension of central sewer lines. With the exception of the revision recommended by staff, this 
policy language is already in the Lee Plan under Objective 17. 3. 

POLICY 17.3.2: Central water lines may be extended along roads of the Buckingham Rural 
Community Preserve upon request of property owners, with extension and connection fees paid 
by the person(s) requesting the water service. Connection to this expanded water service network 
will be on a voluntary basis. Under no circumstances will the availability of central water be 
accepted as justification for a density increase, or reduction of lot size requirements, within the 
Buckingham Community. (Amended by Ordinance No. 00-22, 03-19) 

Staff does not have a problem with proposed Policy 17. 3. 2. Virtually the same language is already 
in the Lee Plan in Objective 17. 3. 

POLICY 17.3.3: Residential natural gas lines are allowed within the Buckingham Community. 
All other fuel transmission lines, including commercial natural gas lines are prohibited. 

Planning staff received no comments on Policy 17. 3. 3. 

POLICY 17.3.4: All new large development, as defined in Chapter 10 of the Land 
Development Code, for which a local development order is required, shall must install utilities 
underground. Utilities include, but not limited to, electricity, telephone, and cable lines. 

Large development is defined as a project often acres or more in land area or two acres or more 
in impervious surface. This requirement to install utilities under ground could increase the cost 
of construction, however the ability to cluster development as described in proposed policy 
17.1. 5could help offset costs to some degree. 

POLICY 17.3.5: The Buckingham Community recognizes the historic value of the Buckingham 
Army Airfield, the residential airparks, and the public service contributions of the Mosquito 
Control District and other public safety uses of the airfield. The Buckingham Community supports 
the Mosquito Control District in limiting its activities to those consistent with its purpose and the 
provision of other public services. 

POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. No te1npo1 ary 01 eme1 gency 
ope1 ation disaste1 afte1 matb facilities will be allowed, including FEl\fA h aile1 s. 

Lee County Public Safety and Lee County Human Services have objections to this policy. In the 
event of a natural disaster providing temporary housing in the Buckingham Community may be 
a necessity. It could be argued that a regional wastewater treatment facility or some other facility 
that may be proposed for that site would not be consistent and appropriate with the historical rural 
character of Buckingham. 

STAFF REPORT FOR 
CPA2007-49 

October 8, 2008 
PAGE 14OF27 



POLICY 17.3.7: Detention and correctional facilities are prohibited within the Buckingham 
Community boundaries. 

Although staff did not receive any comments on this policy, we have concerns about precluding· 
any future need for a detention or correctional facility in this part of Lee County. 

POLICY 17.3.8. Additional wate1 heahnent, sewage h eatme11t, 1edamation facilities, 
landfills, indnsh ial facilities, and I esom ce 1 eco'\i er y facilities ate pt ohibited in the 
Bnckittgham Co111mnnity. 

Lee County may need to place a regional wastewater treatment facility in the Buckingham 
Community at some future time to serve the Lehigh Acres community to the east. This policy would 
prevent such a facility from being constructed. 

POLICY 17.3.9: East County Water Control District is encouraged to continue to develop and 
maintain its infrastructure to minimize flooding and manage flows down the Orange River. In 
addition, ECWCD is encouraged to develop a system to warn residents in advance oflarge releases 
of water. ECWCD is also encouraged to develop means to improve water quality. 

OBJECTIVE 17.4: LANDSCAPING, BUFFERING, COMMUNITY AESTHETICS, AND 
QUALITY OF LIFE. As a means for protecting and enhancing the Buckingham Community's 
historic rural character and environmental values, developments, utilities, public services, road, and 
land use changes or improvements ~ will provide appropriate landscaping, buffering, and 
community aesthetics to ensure that a rural lifestyle is preserved. 

Buffering requirements are located in Chapters IO and 3 4 of the Land Development Code. The 
Buckingham Community has no buffering requirements in excess of those found in the LDC If 
the community would like buffering requirements specific to Buckingham then new land 
development regulations will need to be adopted. 

POLICY 17.4.l; Public Utility infastructure facilities are required to establish and maintain an 
appropriate vegetative buffer using native materials. Buffering materials must be designed to 
enhance and protect the aesthetic values inherent to the Buckingham community. This is to 
include, electrical facilities, substations, dish ibntion and h ansmission lines; resource recovery 
facilities; and telephone facilities. Utility companies should install and maintain buffers that 
obscure unsightly facilities. 

Staff does not know how the County could effectively buffer transmission lines. It is unclear what 
telephone facilities are. 

Buffering requirements are regulated by Section I 0-416 of the Land Development Code. The 
buffering requirement for public facilities are the same as those required for commercial uses. 
There are no buffering requirements for public facilities that are specific to the Buckingham 
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community. If the Buckingham community would like to see different buffering requirements for 
public facilities it will require an amendment to the land development regulations. 

PO LI CY 17.4.2: Lee County will mitigate the negative aesthetic effects of the waste-to-energy 
incinerator in the Buckingham Community by regularly providing trash pick up on affected roads 
and establishing and maintaining an appropriate vegetative buffer. 

The Buckingham community is concerned about trash blowing off of trucks that are traveling to 
the County incinerator and would like for the County to increase efforts to collect that debris. 

POLICY 17.4.3: Within the Buckingham Community, residential walls are prohibited as 
boundaries for housing subdivisions or large residential developments. Berms are allowed in 
accordance with the Lee County Land Development Code, but should be designed to be undulating. 

There is precedent for prohibiting walls in the Pine Island community. Policy 14.3.5 states: The 
county will amend its land development code to provide specific regulations for neighborhood 
connectivity and walls and gates on Greater pine Island if an acceptable proposal is submitted by 
the Greater Pine Island community. These regulations would require interconnections between 
adjoining neighborhoods wherever feasible and would no longer allow perimeter walls around 
larger developments (Added by Ordinance No. 03-03) 

The Land Development Code was amended as follows: 

Sec. 33-1086. Residential project fences and walls. New residenetial project fences or walls are 
not permitted in Greater Pine Island (see section 34-17 43). This restriction does not affect buffer 
walls that may be required by section 10-416. 

The Land Development Code should be amended to implement Policy 17. 4. 3. 

PO LI CY 17 .4.4: Residential and commercial lighting should be designed to reduce light pollution 
and light trespass in the Buckingham Community. 

Outdoor Lighting Standards are addressed in Section 34-625 of the Land Development Code. 
Policy 17. 4.4 is not inconsistent with those standards. 

OBJECTIVE 17.5: ENVIRONMENT, OPEN SP ACE AND PARKS. The Buckingham 
community values its rural environment and has a goal of protecting open space for the present and 
future generations. 

POLICY 17.5.1. Lee Comity will dnelop a plan fo1 an inte1eonneeted system of pa1ks, 
hiking, and ho1 se I iding ti ails within the Bneki11gham Community. 

The Board of County Commissioners adopted the Lee County Greenways Multi-Purpose 
Recreational Trails Master Plan on May 16, 2007. It is unclear what additional plans are 
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anticipated by this policy, or what funding sources would be used to pay for them. Staff does not 
recommend transmitting this policy at this time. 

POLICY 17.5.2. An1 access to the 01a11ge Rne1 "'itbh1 tbe Buckingham Community tbat 
is to be de~ eloped b1 Lee County "'ill be lin1ited to 11on-comme1 cial 1 esidential use. 

Staff can envision the benefit of a limited commercial use, such as a boat rental facility, at 
locations that access the Orange River. Policy 17. 5. 2 would prevent such a facility in the future . 
The Buckingham community does not want any commercial facilities, such as boat rentals, near 
the Orange River. Residents are concerned about protecting that resource and believe that an 
attraction such as a boat rental operation would cause too much impact to the river. 

POLICY 17.5.3: The removal of exotic plants, as defined by the state or county, is encouraged 
within the Buckingham Community. 

The removal of exotic vegetation is encouraged County wide. 

OBJECTIVE 17.6: AGRICULTURE. In order to preserve and promote the existing agricultural 
land use pattern in the Buckingham Community, all policies in the Buckingham Plan shall will 
consider value of land in Buckingham and in the granting of agricultural exemptions. 

Objective 17. 6 and several of the following policies regarding the Property Appraiser, assessments 
and agricultural exemptions were written with the assistance of the Lee County Property 
Appraiser. Staff does not necessarily see the benefit of the following policies but does not object 
to them. 

POLICY 17.6.1: Lee County will work closely with the Property Appraiser to insure that the Goal, 
Objectives and Policies of the Buckingham Plan are given full consideration in assessing the value 
of land in Buckingham and in the granting of agricultural exemptions. 

POLICY 17.6.2: The Buckingham Community Plan recognizes the land use of small family farm 
of no more than ten acres, where the owner resides on the property, and stipulates that it can be a 
viable commercial activity. 

POLICY 17.6.3: If a small family farm loses its agricultural exemption, the Property Appraiser 
will utilize appropriate formulas for applying the homestead exemption to the former agricultural 
land. 

POLICY 17.6.4: The Property Appraiser will give full consideration to any agricultural or 
conservation easements when assessing property in Buckingham. 

POLICY 17.6.5: Crops grown for alternative energy sources on an experimental basis, such as 
Jatropha Curcas, shall will be considered as a commercial agricultural activity by the Property 
Appraiser. 
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POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non-boarders by 
right if the owner or operator resides on site, if no clinics are held after 7:00 PM, and the operation 
does not create a use, road access or drainage nuisance to its neighbors. 

This policy should be further clarified in the Land Development Code. Hours of operation and 
scope of use are typically addressed in the Land Development Code. 

PART III - LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 

DATE OF PUBLIC HEARING:November 19, 2007 

A. LOCAL PLANNING AGENCY REVIEW 

Planning staff gave an overview of the proposal and explained their recommendations to the LP A. 
Questions and answers ensued regarding: 1) traffic counts/accident data; 2) population estimates; 
3) location of existing commercial development; 4) the allocation table that was distributed to the 
LP A; 5) Staffs proposed 2030 allocation for Buckingham; 6) impacts due to a large tract of land 
on Tice Road purchased by the School District; 7) impacts due to a large tract being proposed to 
be annexed into the City of Fort Myers on Luckett Road; 8) the County's plans for mitigating some 
of these impacts; 9) the planning community and planning area boundaries; 10) outreach efforts; 
11) how staff will evaluate applications that are not within the community boundary but are 
adjacent to it; 12) Bert Harris issues; and, 13) Map 7 regarding sewage utility service and it's 
extension. 

The president of the Buckingham Community Planning Panel stated that they did meet with the 
Lehigh Acres Community Planning Panel and the expanded planning area proposed for the 
Buckingham community did not conflict with the Lehigh Acres planning effort. He stated that 
reducing traffic and its effects was very important to the Buckingham community. He stated that 
the expansion of sewer and public utilities that could lead to the urbanization of the Buckingham 
community was not supported, but they did not object to sewer service being expanded to the 
proposed Emergency Operations Center facility if the community did not have to subsidize that 
expansion by being required to connect to the sewer service. They did object to the construction 
of a tower at the EOC site because of possible conflicts with the airfield. 

He went on to say that the Buckingham Community did support Policy 17.3.6 that prohibits 
temporary emergency housing and supports Policy 17.5.2 that limits access to the Orange River 
to non-commercial residential use. He stated that the community wanted to keep Objective 17.6 
and subsequent policies regarding the value of land and agricultural exemptions in their plan. 
Finally, he stated that the planning panel did not consider the allocation tables as a component of 
their plan, and did not address them specifically. 

Several members of the public, including the President of the Buckingham Conservancy, and the 
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consultant that assisted in the drafting of the Buckingham Community Plan, spoke in favor of the 
amendment and asked the LP A to recommend transmittal of their original language. 

The public comment segment was closed and one LP A member suggested the Buckingham 
Community Planning area be expanded beyond the Rural Community Preserve to match the 
Buckingham Planning Community boundaries. He stated that would give the community greater 
control over a larger area ofland, especially growth that will affect the community. He believed 
the allocation table would need to be amended as well to reflect that the expanded Community 
Planning area is located in the Urban Community Future Land Use Map category. 

One LP A member expressed concern over Objective 17 .6 having people in various communities 
lobby the Property Appraiser to outline parameters by which the Property Appraiser should 
appraise properties in the plan. He had concerns with that level of specificity in the plan and 
having different documents for the Property Appraiser to use for the different planning 
communities. 

Another LPA member stated there were many traffic problems on some of the roads, in particular, 
Buckingham Road and i.n the Rural Community Preserve area. She stated she wanted to see 
LCDOT be more proactive in trying to address some of these issues by working together with the 
Buckingham community. 

An LP A member stated that he did not have any overall objection to this plan amendment. His 
concern was that there are several areas of the plan that are not specific enough. He believed this 
would be a problem when it is transmitted to the Department of Community Affairs for review. 

An LP A member stated this community has been working on this plan for a long period of time. 
He did not feel the County should make changes that would override everything this community 
has been working towards. He stated that many of the items staff proposed to delete should be 
reinstated and that they needed to work with the community to help write some appropriate goal 
language to help them accomplish these goals. 

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

1. RECOMMENDATION: Recommend that the Board of County 
Commissioners transmit CPA 2007-00049 with the following changes to staf rs 
recommendation: 

a. Adopt the planning community boundary as the new community planning area boundary 
for the Buckingham community. 

b. POLICY 17.2.1: Lee County will make every effort work with the Buckingham 
community to reduce traffic and its effects through the Buckingham Community. This 
includes, but is not limited to, restricting the number of collector roads, analyzing 
alternative routes and safety issues, limiting light pollution, and installing landscaping 
compatible with the rural character of the Buckingham Community. 
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c. POLICY 17.3.6: The Buckingham community encourages Lee County to acquire Gulf 
Coast Center for uses consistent with and appropriate to those values of historic rural 
character and environmental protection expressed in Goal 17 of the Lee Plan. No 
temporary or emergency operation disaster aftermath facilities will be allowed, including 
FEMA trailers. 

d. POLICY 17.5.1: Lee County will work with the Buckingham community to develop a 
plan for an interconnected system of parks, hiking, and horse riding trails within the 
Buckingham Community. 

e. POLICY 17.5.2: Any access to the Orange River within the Buckingham Community 
that is to be developed by Lee County will be limited to non-co.mmercial residential use. 

f. POLICY 17.6.6: Boarding stables will be allowed to give lessons and clinics to non­
boarders bv right if the owner or operator resides on site, ifno clinics arc held after 7.00 
PM a:nd if the operation does not create a use, road access or drainage nuisance to its 
neighbors. 

The motion passed 6-1. The LP A member that voted no stated his reasons were that he was 
concerned about transmitting language that pertained to the property appraiser (17.6.1 through 
17 .6.5), and said that rather than transmitting a policy that directs Lee County to develop a plan for 
an interconnected system of parks, hiking, and horse riding trails within the Buckingham 
community, the community should work with the County to have the greenways map amended. 

Another LPA member made a motion to recommend transmittal of Policy 17.3.8 with the 
following changes: 

g. Policy 17.3.8: Additional The construction of potential water treatment, sewage treatment, 
reclamation facilities, landfills, industrial facilities, and resource recovery facilities are 
prohibited in not consistent with the goals of the Buckingham Community. 

The motion passed 6-1. 

The LP A clarified that the motion to change the Buckingham planning area included the 
corresponding change in Table 1 (b ), Year 2030 Allocations. That would include a proposed 
allocation for Buckingham of 135 acres in Urban Community. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA accepted the 
findings of fact as advanced by staff. 
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C. VOTE: The following vote was the same for both of the above motions: 

NOEL ANDRESS 

DEREKBURR 

LES COCHRAN 

RONALD INGE 

CARLETON RYFFEL 

RAE ANN WESSEL 

LELAND TAYLOR 

DATE OF PUBLIC HEARING: April 28, 2008 

D. LOCAL PLANNING AGENCY REVIEW 

AYE 

AYE 

AYE 

NAY 

AYE 

AYE 

AYE 

During the implementation of the Evaluation and Appraisal Report in 2006 and 2007, the Board 
of County Commissioners decided not to increase any of the residential or commercial acreage 
allocations in Lee Plan Table 1 (b ), Year 2030 Allocation, in the Buckingham area. At that time the 
Board asked that the issue be addressed in the ongoing Buckingham Community Planning process. 
The Bucking Community Planning update did not address the acreage allocation issue. Staff 
recommended that the allocations contained in the EAR amendment for Table 1 (b ), accounting for 
an additional 10 years of growth in the Buckingham Planning Community, be included. 

Staff presented an April 21, 2008 memo and maps of residential uses within the Urban Community 
portion of the Buckingham Planning Community that is attached to this report. Staffs 
recommendation included increasing the Urban Community allocation from 51 acres to 150 acres; 
increasing the Outlying Suburban allocation from 49 acres to 66 acres; increasing the Rural 
allocation from 57 acres to 100 acres; and increasing the Rural Community Preserve allocation 
from 3,046 acres to 3,100 acres. 

Staff distributed a document with some revised numbers for the allocation and reviewed the 
handout and the basis of the allocations with the LP A and public. At a minimum, staff 
recommends transmittal of the Urban Community allocation. 

General questions and answers ensued between the LP A and staff. Topics discussed were: 1) 
Lehigh Village; 2) Industrial allocations; 3) the rationale for this increase; 4) Buckingham 
exceeding the allocation in the Urban Community designation within the Buckingham planning 
community; and, 5) how this information is used for keeping track of infrastructure needs relative 
to growth. 

The LP A Chairman asked if anyone from the public wished to comment on this item. Public 
comment was received from: 
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Four members of the public spoke against staff's recommendation. An attorney representing the 
interests of several clients and their affiliated legal entities spoke in favor of staff's 
recommendation. 

An LP A member felt there seemed to be a piece missing that would link this exercise with 
establishing infrastructure needs. There are 95 acres of single family homes already platted, so 
we have some large acreages that may be designated Urban Community, but there is no 
Development Order approval yet. She did not feel this amendment was helping to plan this 
community. She asked why we would increase these allocations when we have no infrastructure 
change to support it. 

Another LP A member noted these allocations were a planning tool, however, the rules seem to 
have changed and the Board has decided that these allocations have meaning beyond just a 
planning tool. These allocations only seem to deal with development, but the people in the 
community do not want any development, so these county-wide allocations do not work for this 
particular community. He did not want to support staff's recommendations because although they 
may make sense from a planning perspective, they did not fit in with the perspective of the people 
in the community. 

Another LP A member did not see any reason to change this because it does not take care of the 
underlying problem. The allocation is currently fixed at 51. As time goes on, that number is going 
to continue to grow as these lots are developed. Eventually, there will be no more Urban 
Community available in this community. Therefore, he did not see the point in making this 
change. 

Another LPA member expressed concern with using our Land Use Map as a Zoning Map. He 
noted there were two separate processes in Lee County. The Land Use Map designates the future 
land use. However, there is still a zoning process that includes the Hearing Examiner and the 
Board of County Commissioners. If these changes go through, it does not mean that a contentious 
zoning case automatically happens. The Board of County Commissioners would make the final 
decision on that regardless of what the map says. He was in support of staff's recommendation 
since they explained why they felt these acreages need to be changed. 

Another LP A member stated her main concern was the amount of the increase since the numbers 
are changing from 51 to 150. She felt this was a huge increase projection and was uncertain if that 
projection would continue to increase over time. She was also not certain whether 150 was a 
realistic number. 

An LP A member stated the current system is of concern to the people in this community. He felt 
staff should approach the Board and discuss modifying the procedure that has always been used 
in the past so that when a single family lot is sold the allocation will automatically adjust. If this 
is done, staff will no longer need approvals or actions from the LP A. 

An LP A member stated that one of the concerns is that no one is envisioning stopping any single 
family platted lots. There are currently 95 acres undeveloped that have not been zoned and have 
not received development orders. She reiterated that we are not linking our infrastructure needs 
to these development numbers. 
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Another LP A member agreed this is a problem because the property is already in the FLUM in this 
category, but it cannot be developed because of the allocation. The zoning does not match the 
FLUM. He noted this was a problem all over the County. 

After lengthy discussion a motion was made to transmit the allocations recommended by staff in 
the April 21, 2008 memo. The motion failed 4-2. No other action was taken by the LPA. 

E. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT 
SUMMARY. 

F. 

1. RECOMMENDATION: A motion to recommend that the Board of-County 
Commissioners make the changes to the allocation tables that are set forth in 
the April 218\ 2008 memo from staff to the LP A failed 4-2. According to 
Administrative Code 13-6 this is a recommendation to not transmit the staff 
recommended changes to Table l(b ). 

VOTE: 

NOEL ANDRESS NAY 

LES COCHRAN NAY 

RONALD INGE AYE 

JACQUE RIPPE NAY 

CARLETON RYFFEL ABSENT 

RAE ANN WESSEL NAY 

LELAND TAYLOR AYE 
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PART IV - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

DATE OF TRANSMITTAL HEARING: October 22, 2008 

A. BOARD REVIEW: 

Staff advised the Board that the LP A recommendation was to transmit the amendment as 
recommended by the community with changes made by the LP A, not as recommended by staff 
with changes made by the LP A. Staff explained that the motion made by the LP A was not clear 
to them and that there was a misunderstanding. 

Staff explained that if the amendment is to be transmitted as recommended by the community that 
there are several implications that needed to be explained and that there were a couple of 
conflicting policies that would need to be resolved. Staff reviewed those policies. 

Following staffs presentation, several members of the public spoke in favor of transmitting the 
amendment as submitted by.the community, with some of the LP A recommendations, but not with 
any of staffs recommendations. 

The public hearing was closed and the amendment was discussed by the Board. The Board asked 
several questions of staff and after a short break a motion was made to not transmit the amendment 
and to include CPA 2007-00049 in the 2008/2009 round of amendments and to send it back to the 
LP A for their recommendation. The Board directed staff to work with the community prior to 
sending the amendment back to the LP A. 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

Motion not to transmit CPA 2007-00049 and to include the amendment in the 2008/2009 
round of comprehensive plan amendments. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

The Board of County Commissioner accepted the findings of fact as advanced by staff and the 
LPA. 
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C. VOTE: 

STAFF REPORT FOR 
CPA2007-49 

A. BRIAN BIGELOW 

TAMMARA HALL 

ROBERT P. JANES 

RAY JUDAH 

FRANKLIN B. MANN 

AYE 

AYE 

AYE 

AYE 

AYE 
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS, 
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT 

DATE OF ORC REPORT: -------

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS 

B. STAFF RESPONSE 
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PART VI - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR ADOPTION OF PROPOSED AMENDMENT 

DATE OF ADOPTION HEARING: ___ _ 

A. BOARD REVIEW: 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 
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Gerald Campbell, FPEM 
Chief of Planning 
Lee County Emergency Management 
PO Box 398 
Fort Myers, FL 33902-0398 
Telephone: 239-477-3620 
Fax: 239-4 77 -3636 

From: Mudd, James P. 

,) 

Sent: Thursday, August 02, 2007 3:16 PM 

Page 5 of 5 

To: Campbell, George G.; Collins, Donna Marie; Daltry, Wayne; Eckenrode, Pete; Hansen, Chris; Horner, Bill; 
Houck, Pam; Jones, Timothy; Lavender, James; Lis, Carol A.; Loveland, David; Myers, Steve; Newman, William; 
Ottolini, Roland; Pavese, Michael; Richardson, Nettie; Roberts, Rick; Sampson, Lindsey; Smith, Regina Y.; 
Sweigert, Rebecca H.; Trebatoski, Kim; Velez, Sergio I.; Wilson, John; Yarbrough, John; Zettel, Mary 
Subject: Upper Captiva and Buckingham proposed policies 

Good afternoon, I've attached proposed policies for Upper Captiva and 
Buckingham. Johnson Engineering, the consultant working on those community plans, sent 
these to me so staff can provide comments prior to final submittal of the community plans in 
September. This is an opportunity for staff to provide input so that any issues we have can 
be resolved before the Lee Plan amendment deadline at the end of September. Please take 
the time to review the draft policies and let me know what policies would be problematic for 
your department or division: I'm going to a community meeting on Upper Captiva on 
August 18 (yes, Saturday - you're welcome to join me) so I would like your comments on 
those polices by August 16 and comments on Buckingham policies by the end of the month. 
Thanks for your help. 

James Mudd, AICP 
Principal Planner, Division of Planning 
Lee County Department of Community Development 
1500 Monroe Street 
Fort Myers, FL 33901-5500 
P.O. Box 398 
Fort Myers, FL 33902-0398 

Phone: (239) 533-8180 
Fax: (239) 485-8319 

10/26/2007 



Page 1 of 5 

Mudd, James P. 

From: Wilson, John 

Sent: Tuesday, August 28, 2007 1 :48 PM 

To: Noble, Matthew A.; Cruz, Daniel L.; Mudd, James P.; Hawes, Karen B. 

Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell; Patricia J.; 0 Connor, P.aul S.; 
Pavese, Michael P.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 

Subject: RE:· Upper Captiva and Buckingham prnposed policies 

Given that, then I guess we need to express our concerns on the proposed language in Objective 17.3 for the 
reasons documented in these emails. 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Noble, Matthew A. 
Sent: Tuesday, August 28, 2007 8:41 AM 
To: Cruz, Daniel L.; Wilson, John; Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; 0 Connor, Paul S.; Pavese, Michael 
P.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

I concur. This is a back-handed effort to limit the density on these Urban Community designated lands that are 
currently outside of the scope of the Buckingham goal. Clearly a Bert Harris issue .... 

From: Cruz, Daniel L. 
Sent: Monday, August 27, 2007 8:17 PM 
To: Wilson, John; Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell, Patricia J.; Noble, Matthew A.; O Connor, Paul 
S.; Pavese, Michael P.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

John: 

The implications of a prohibition on new sewer services may be even greater. Even if we are not prevented from 
bringing sewer service to our EOC site, the ability of others to tie into this line may be limited, thus burdening us 
with a larger portion of the cost. We had hoped to share this infrastructure cost with others. 

Daniel Cruz 

From: Wilson, John 
Sent: Mon 8/27/2007 2:39 PM 
To: Mudd, James P.; Hawes, Karen B. 
Cc: campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper captiva and Buckingham proposed policies 
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Thanks. If you could also include EMS stations in that as well, we'd appreciate it. 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Mudd, James P. 
Sent: Monday, August 27, 2007 2:22 PM 
To: Wilson, John; Hawes, Karen B. 
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Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Thanks, John. I think at a minimum we can recommend excluding Critical Facilities from 
those policies. We may recommend going a little further than that. I'll keep you posted. 

From: Wilson, John 
Sent: Monday, August 27, 2007 1:56 PM 
To: Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 
Importance: High 

Jim, 

I don't know if you receive my phone message I left a week or so ago regarding concerns I have with these 
proposed objectives (particularly 17.1 and 17.3) and their possible impact upon locating the County's proposed 
new EOG/Public Safety Building on property owned by Lee County Mosquito Control that the County is currently 
negotiating to buy. It seems to me that Policy 17.1.8 was written to preclude this new facility (assuming that it 
needs towers, which is does not). Also, Policy 17 .3.1 and 17 .3.5 could also preclude the building of this facility 
because the facility requires water and sewer connections that currently don't exist. Could Critical Facilities as 
defined in Article IV of the Land Development Code, Section 6.405, (3) be excluded from these requirements (i.e., 
"Structures used as law enforcement centers, fire stations, government vehicle and equipment storage facilities 
and emergency operations centers that are needed for emergency response activities before during and after a 
flood incident".)? 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Mudd, James P. 
Sent: Monday, August 27, 2007 12:18 PM 
To: Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Wilson, John; Howell, Patricia J.; Krejci, Jason 
Subject: RE: Upper Captiva and Buckingham proposed policies 
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The Buckingham planning community is a larger area than the Buckingham rural community 
preserve. 

From: Hawes, Karen B. 
Sent: Monday, August 27, 2007 11:54 AM 
To: Mudd, James P. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Wilson, John; Howell, Patricia J.; Krejci, Jason 
Subject: RE: Upper captiva and Buckingham proposed policies 

Not understanding what the difference is between planning community and the rural community preserve. Will the 
use of FEMA trailers at Gulf Coast Center be an issue? As staff and in response to emergency situations how can 
we recommend any State or County owned parcel of land to be excluded from placing temporary housing if 
needed. Will a community plan over ride an emergency situation? 
We have mapped GIS. We have review all county owned land and there are two parcels in Lee County, one in N. 
Ft. Myers, very small and the Buckingham Gulf Coast site. There is City of Ft. Myers land but if we were hit with a 
major storm this may not be accessible or advisable. 

Karen 8. Hawes, Director 
Department of Human Services 
2440 Thompson Street 
Ft. Myers, Florida 33901 

Telephone: 239-533-7930 
Fax: 239-533-7960 
This e-mail, including any attachments, may contain confidential or privileged information that is intended solely 
for the individual to whom it is addressed. If you believe you have received this e-mail in error, please notify the 
sender and the delete this email immediately. 

From: Mudd, James P. 
Sent: Monday, August 27, 2007 11:40 AM 
To: Hawes, Karen B.; Wilson, John; Howell, Patricia J. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Attached is the latest version of the Buckingham plan amendment. The planning panel 
has modified Policy 17.3.5 to acknowledge the use of the Buckingham airfield by residents 
of the airparks. They have not changed Policy 17.3.6 which would prohibit FEMA trailers. 
They have been told that we will have a problem with that. 

Please note that when the Buckingham community is referenced, they are referring to the 
Plannning community, not the rural community preserve. This proposed amendment will be 
submitted toward the end of September, so comments are still welcome. 

From: Hawes, Karen B. 
Sent: Friday, August 24, 2007 10:35 AM 
To: Wilson, John; Howell, Patricia J. 
Cc: campbell, George G.; Saniter, David J.; Mudd, James P.; Gibbs, Mary ; Howell, Patricia J. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Hey all, from Long Term Recovery perspective we would recommend that the emergency situations be allowed. 
There are few parcels in the County that could be used as a transitional housing area. This of course would be a 

10/26/2007 



Page 4 of 5 

last resort but if we had a major we need to place people somewhere. Is there any way that we can strike the last 
line of this policy and worse case scenario allow this use? We would need permission from the BOCC to place 
trailers there anyway. 

Policy 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. }ifo tcm:peirfifY eir cmcrgcttc, 
eir,Cfttti:eitt di:aEtatcr Etfteffflftttt fti:ei:Hti:M vti:H be Et:Heiwed, i:ttdudi:ttg FEMA t:rMlera. 

Karen B. Hawes, Director 
Department of Human Services 
2440 Thompson Street 
Ft. Myers, Florida 33901 

Telephone: 239-533-7930 
Fax: 239-533- 7960 
This e-mail, including any attachments, may contain cpnfidential or privileged information that is intended solely 
for the individual to whom it is addressed. If you believe you have received this e-mail in error, please notify the 
sender and the delete this email immediately. 

From: Wilson, John 
Sent: Friday, August 03, 2007 11:08 AM 
To: Hawes, Karen B.; Howell, Patricia J. 
Cc: Campbell, George G.; Saniter, David J. 
Subject: FW: Upper Captiva and Buckingham proposed policies 
Importance: High 

Karen and Patricia, 

See attached comment from Gerald regarding some proposed amendments to the Lee Plan for the Buckingham 
area. 

See the proposed language in Policy 17.3.6 (see pg 4 of attachment). Someone drafting this had some 
knowledge that the Gulf Coast Center was one of the sites being considered for a temporary housing site. 
Unless you tell me otherwise, I believe we need to express concerns to Planning regarding this language and its 
negative impact on the County's Disaster Housing Plan. 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Campbell, George G. 
Sent: Friday, August 03, 2007 9:31 AM 
To: Wilson, John; Saniter, David J. 
Cc: Kelley, Terry M. 
Subject: FW: Upper Captiva and Buckingham proposed policies 

Community Development is not my area of expertise, but in reading the Buckingham document (specifically 
Objective 17 .3) I see some potential for challenge to the new EOC location (and future disaster housing). I may 
be over reacting, but wanted to offer this for your consideration in case it is something we should address here. 
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To: 

MEMORANDUM 
FROM THE 

OFFICE OF COUNTY ATTORNEY 

DATE: 

James Mudd, Principal Planner FROM: 

Planning Division 

COMMUNITY DEVELOPMENT 

Assistant County Attorney 

RE: Proposed Policies for Buckingham Community Plan 
LU-06-12-2090.N. 

Thank you for the opportunity to review the proposed Lee Plan policies for the Buckingham 
Community. The scope of this review of the proposed policies was limited to the following three 
areas: 1) Legal; 2) Financial; and 3) Internal Consistency with the Lee Plan. 

My observations and recommendations are set forth below: 

1. Goal 17. Since there is no legal description of the "new" Buckingham Community, it is 
possible that parcels may be split by the boundary lines shown only as shading on a map. 

2. Objective 17.1. This objective would benefit from some clarification. Is the prohibition on 
Comprehensive Plan Amendments only as to property currently within the Buckingham Rural 
Community Preserve (BRCP)? May the land use categories such as Public Facilities, 
Outlying Suburban, and Urban Community that are proposed for inclusion into the newly 
defined Buckingham Community be intensified? If the categories other than BRCP can still 
be intensified through the Comp Plan amendment process, then the proposed objective is 
satisfactory. This is because prohibition already exists as to property currently classified as 
BRCP. However, if other land use categories proposed for inclusion within the newly 
defined Buckingham Community may no longer be intensified, then the proposed prohibition 
raises issues under the Bert J. Harris, Jr., Private Property Protection Act (Bert J. Harris). 

3. Policy 17 .1.1. The prohibition on rezoning property to RVPD within the areas proposed for 
inclusion within the "new" Buckingham Community creates potential Bert J. Harris liability 
for the County. For this reason, the Office of the County Attorney recommends that the 
Planning Division inventory the property that would be subject to this prohibition so that the 
BOCC understands the range of property that will be affected by the proposed limitation of 
development potential. This inventory would include only those properties that are proposed 
for inclusion in the Buckingham Community. 

S:\LUIDMC\DMCCommunity Planning\Buckingham\Comm Plan Review - 2007 - Mudd.wpd 



James Mudd, Principal Planner 
August16,2007 
Page 2 

4. 

5. 

6. 

Re: Proposed Policies for Buckingham Community Plan 
LU-06-12-2090.N. 

Policy 17 .1.2. The text of this policy raises potential Bert J. Harris implications. The Outlying 
Suburban and Urban Community areas proposed for inclusion in the Buckingham 
Community can support commercial development at the intersection of roadways, but for the 
adoption of this policy. For this reason, the Planning Division should inventory the property 
in the newly defined Buckingham Community that could support commercial development 
so that the scope of potential liability can be analyzed and explained to the BOCC prior to 
the final adoption hearing. Also, please note that "development," as defined by Florida 
Statutes, Section 380.04, includes reconstruction and alteration of the size of structures, as 
well as material changes in the external appearance of structures. The definition also 
includes demolition within its scope. The proposed policy would prohibit even these 
activities outside the single commercial node of Orange River Boulevard and Buckingham 
Road. 

Policy 17 .1.4. This policy is confusing. If the intent is to limit density to one unit per acre in 
all areas in the newly defined Buckingham Community, then there are Bert J. Harris 
implications as to the property currently designated as Outlying Suburban and Urban 
Community. The Outlying Suburban Future Land Use Category allows from one to three 
dwelling units per acre. Areas within the Urban Community Future Land Use Category could 
support between one and six units per acre. Furthermore, property currently designated as 
Urban Community can potentially support bonus density up to 10 units per acre. The 
opportunity to achieve these density ranges will be foreclosed by the proposed policy. Lands 
currently classified as Future Urban will now have a limited scope of development and, for 
this reason, this policy creates potential liability under Bert J. Harris. While the future land 
use categories support a higher range of density, this policy appears to restrict the 
development potential to only one unit per acre. 

Policy 17 .1.5. Please consider the following grammatical suggestion: 

Sub-Paragraph 1 - Substitute "and" for "and/or" in the first line. 

Sub-paragraph 3: Please note that a conservation easement may not be appropriate over 
golf courses due to the limited uses that are permitted within conservation easement areas. 

Sub-paragraph 6: Please consider relocating the text within this paragraph to the main 
paragraph of the policy. Also, clarification is necessary to determine whether the standard 
desired is County-maintained roads. 

7. Policy 17.1.6. The language of this policy must be clarified. It appears to regulate the 
development of property outside the boundary of the proposed Buckingham Community. 
If this is the case, please note that there are Bert J. Harris implications since much of the 
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Re: Proposed Policies for Buckingham Community Plan 
LU-06-12-2090.N. 

area surrounding the BRCP has urban land use designations that support higher densities 
and intensities including multi-family development. Also, how far from the community 
boundary is this policy intended to apply? Feet or miles? 

8. Policy 17 .1. 7. The increase in the riverbank set back from 25 to 50 feet raises the potential 
for claims under the Bert J. Harris Act. 

9. Objective 17.2. Please consult with the Department of Transportation regarding Objective 
17.2 and Policies that follow. Also note that paragraph one under Objective 17.2. may 
conflict with the County's plan to extend Luckett Road. 

10. Policy 17.2.1. The proposed restriction of the number of collector roads within the 
Buckingham Commu'nity may result in level-of-service issues on existing roadways. The 
proposed limitations may raise Comprehensive Plan issues pertaining to transportation 
concurrency that DOT may wish to comment on further. 

Please note that the proposed landscape installation will result in costs to Lee County if it 
is above what is considered "core" on existing roadways. 

11. Policy 17 .2.2. This policy would benefit from additional clarity as the term "improved safety" 
is subject to interpretation. What level of improvements are contemplated by this policy? 
Also, what is intended to be the funding source for these improvements? 

12. Policy 17 .3.1. This proposed policy raises issues pertaining to the areas that currently are 
classified as Urban Community where the full range of urban services are anticipated. This 
policy limits the scope of services that these landowners can anticipate in the future, which 
may result in a potential liability under the Bert J. Harris Act. 

13. Policy 17 .3.4. The use of the term "large" in this policy is vague. Please consider clarifying 
further what is to be encompassed by the term "large." 

14. Policy 17 .3.5. The wording of this policy is vague. What is the intended purpose? The 
Mosquito Control District owns land in the area that is suitable for development. Is this policy 
intended to limit the scope of uses that can be developed on those properties? If so, there 
are Bert J. Harris Act implications. 

15. Policy 17 .3.6. The proposed prohibition against the temporary use of the Gulf Coast Center 
property for emergency operations may potentially conflict with the Board's police power to 
act to preserve the health, safety, and welfare of the citizens of Lee County in a post-disaster 
scenario. 
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Re: Proposed Policies for Buckingham Community Plan 
LU-06-12-2090.N. 

16. Policy 17.3.7. Kindly share this proposed policy with the Public Works Department to 
determine whether the County's long-range plans include the placement of detention or 
correctional facilities within the newly proposed boundaries of the Buckingham Community. 

17. Policy 17.3.8. Please allow the Division of Solid Waste and Department of Public Works the 
opportunity to review this policy and confirm whether the proposal conflicts with the County's 
long-range plans. 

18. Policy 17.4.1. This policy is awkwardly worded. Please consider revisiting the structure of 
this paragraph, particularly the second sentence. Furthermore, please note that in 2006, the 
Florida Legislature amended Chapter 163, F .S., to allow electrical substations as a permitted 
use in certain areas. ( See Section 163.3208, F .S.) The legislative intent set forth in the 
Statutes notes that it is essential that electric infrastructure be constructed and maintained 
in various locations in order to ensure the efficient and reliable delivery of electric service. 
While the Legislature concedes that electric infrastructure should be constructed to achieve 
compatibility with the adjacent and surrounding land uses, the Florida Legislature developed 
the criteria that will govern the achievement of the balance between the need for electricity 
and land use compatibility. As to electrical substations, local governments may only adopt 
and enforce land development regulations for new distribution electric substations that' 
address set back, landscaping, buffering, screening, lighting, and other aesthetic 
compatibility-based standards only. This would appear to foreclose a prohibition of the use. 
In addition, the Statute prohibits vegetative buffers or screening beneath aerial access points 
in excess of 14 feet. New distribution electric sub-stations are deemed a permitted use in 
all land use categories and zoning districts within a utility service territory, except those areas 
designated as preservation, conservation, or historic preservation on the Future Land Use 
Map. A copy of the relevant Section of Florida Statutes has been appended to this memo 
for ready reference. 

19. Policy 17.4.2. It is not clear what this policy seeks to accomplish. 

20. Objective 17.5. This objective requires the County to develop a plan for an interconnected 
system of parks, hiking, and horse trails within the Buckingham Community. The references 
to this plan do not identify funding sources for this endeavor. Is an MSBU envisioned for 
property owners who will benefit from thes~ improvements? If not, compliance with policy 
17 .5.1. will require both time and financial resources to develop and implement the plan and 
acquire the property necessary to make the envisioned improvements. 

21. Policy 17.5.1. This policy appears to preclude public use by limiting access to residential 
uses. Was this the intent? Would this proposed policy preclude public launching areas? 
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Re: Proposed Policies for Buckingham Community Plan 
LU-06-12-2090.N. 

22. Policy 17 .6.1. Please seek clarification on the type of "exemptions" contemplated by this 
policy. 

23. Policy 17 .6.2. The parameters set forth in this proposed policy are more appropriate in the 
Land Development Code. Hours of operation and scope of use are typically addressed in 
the Land Development Code. 

Thank you for the opportunity to review the proposed plan amendments. As you can see 
from my comments above, several of the proposed policies have Bert J. Harris implications. In 
addition, other policies will require the County's financial involvement beyond core level services 
without an identified funding source. In closing, please note that the use of the word "shall" has 
been discontinued in the Lee Plan in favor of the words "must" and "will." 

I look forward to further submittals in connection with the proposed Lee Plan Policies 
affecting Buckingham. 

DMC/amp 
Attachment 

cc: Timothy Jones, Chief Assistant County Attorney 
Paul O'Connor, Director, Planning Division 
Matt Noble, Principal Planner, Planning Division 
David Loveland, Manager, Public Works Operations, DOT Engineering 
Andy Getch, Engineering Manager I, DOT Engineering 
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Mudd, James P. 

From: Wilson, John 

Sent: Tuesday, August 28, 2007 1 :48 PM 

To: Noble, Matthew A.; Cruz, Daniel L.; Mudd, James P. ; Hawes, Karen B. 

Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell , Patricia J.; 0 Connor, Paul S.; 
Pavese, Michael P.; Howell , Patricia J.; Krejci , Jason; Bridges, Michael C. 

Subject: RE: Upper Captiva and Buckingham proposed policies 

Given that, then I guess we need to express our concerns on the proposed language in Objective 17.3 for the 
reasons documented in these emails. 

John D. Wilson, Director 
Lee County Publ ic Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need . 

From: Noble, Matthew A. 
Sent: Tuesday, August 28, 2007 8:41 AM 
To: Cruz, Daniel L.; Wilson, John; Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; 0 Connor, Paul S.; Pavese, Michael 
P.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

I concur. This is a back-handed effort to limit the density on these Urban Community designated lands that are 
currently outside of the scope of the Buckingham goal. Clearly a Bert Harris issue .... 

From: Cruz, Daniel L. 
Sent: Monday, August 27, 2007 8:17 PM 
To: Wilson, John; Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

John: 

The implications of a prohibition on new sewer services may be even greater. Even if we are not prevented from 
bringing sewer service to our EOC site, the ability of others to tie into this line may be limited, thus burdening us 
with a larger portion of the cost. We had hoped to share this infrastructure cost with others. 

Daniel Cruz 

From: Wilson, John 
Sent: Mon 8/27/2007 2:39 PM 
To: Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 
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Thanks. If you could also include EMS stations in that as well, we'd appreciate it. 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Mudd, James P. 
Sent: Monday, August 27, 2007 2:22 PM 
To: Wilson, John; Hawes, Karen B. 
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Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Thanks, John. I think at a minimum we can recommend excluding Critical Facilities from 
those policies. We may recommend going a little further than that. I'll keep you posted. 

From: Wilson, John 
Sent: Monday, August 27, 2007 1:56 PM 
To: Mudd, James P.; Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Howell, Patricia J.; Krejci, Jason; Bridges, Michael C. 
Subject: RE: Upper Captiva and Buckingham proposed policies 
Importance: High 

Jim, 

I don't know if you receive my phone message I left a week or so ago regarding concerns I have with these 
proposed objectives (particularly 17.1 and 17.3) and their possible impact upon locating the County's proposed 
new EOG/Public Safety Building on property owned by Lee County Mosquito Control that the County is currently 
negotiating to buy. It seems to me that Policy 17.1.8 was written to preclude this new facility (assuming that it 
needs towers, which is does not). Also, Policy 17.3.1 and 17.3.5 could also preclude the building of this facility 
because the facility requires water and sewer connections that currently don't exist. Could Critical Facilities as 
defined in Article IV of the Land Development Code, Section 6.405, (3) be excluded from these requirements (i.e. , 
"Structures used as law enforcement centers, fire stations, government vehicle and equipment storage facilities 
and emergency operations centers that are needed for emergency response activities before during and after a 
flood incident".)? 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1 117 
wilsonjd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Mudd, James P. 
Sent : Monday, August 27, 2007 12: 18 PM 
To: Hawes, Karen B. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Wilson, John; Howell, Patricia J.; Krejci, Jason 
Subject: RE: Upper Captiva and Buckingham proposed policies 
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The Buckingham planning community is a larger area than the Buckingham rural community 
preserve. 

From: Hawes, Karen B. 
Sent: Monday, August 27, 2007 11:54 AM 
To: Mudd, James P. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, Patricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L.; Wilson, John; Howell, Patricia J.; Krejci, Jason 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Not understanding what the difference is between planning community and the rural community preserve. Will the 
use of FEMA trailers at Gulf Coast Center be an issue? As staff and in response to emergency situations how can 
we recommend any State or County owned parcel of land to be excluded from placing temporary housing if 
needed . Will a community plan over ride an emergency situation? 
We have mapped GIS. We have review all county owned land and there are two parcels in Lee County, one in N. 
Ft. Myers, very small and the Buckingham Gulf Coast site. There is City of Ft. Myers land but if we were hit with a 
major storm this may not be accessible or advisable. 

Karen 8. Hawes, Director 
Department of Human Services 
2440 Thompson Street 
Ft. Myers, Florida 33901 

Telephone: 239-533-7930 
Fax: 239-533-7960 
This e-mail, including any attachments, may contain confidential or privileged information that is intended solely 
for the individual to whom it is addressed. If you believe you have received this e-mail in error, please notify the 
sender and the delete this email immediately. 

From: Mudd, James P. 
Sent: Monday, August 27, 2007 11:40 AM 
To: Hawes, Karen B.; Wilson, John; Howell, Patricia J. 
Cc: Campbell, George G.; Saniter, David J.; Gibbs, Mary ; Howell, P~tricia J.; Noble, Matthew A.; 0 Connor, Paul 
S.; Pavese, Michael P.; Cruz, Daniel L. ' 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Attached is the latest version of the Buckingham plan amendment. The planning panel 
has modified Policy 17.3.5 to acknowledge the use of the Buckingham airfield by residents 
of the airparks. They have not changed Policy 17.3.6 which would prohibit FEMA trailers. 
They have been told that we will have a problem with that. 

Please note that when the Buckingham community is referenced, they are referring to the 
Plannning community, not the rural community preserve. This proposed amendment will be 
submitted toward the end of September, so comments are still welcome. 

From: Hawes, Karen B. 
Sent: Friday, August 24, 2007 10:35 AM 
To: Wilson, John; Howell, Patricia J. 
Cc: Campbell, George G.; Saniter, David J.; Mudd, James P.; Gibbs, Mary; Howell, Patricia J. 
Subject: RE: Upper Captiva and Buckingham proposed policies 

Hey all , from Long Term Recovery perspective we would recommend that the emergency situations be allowed . 
There are few parcels in the County that could be used as a transitional housing area. This of course would be a 
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last resort but if we had a major we need to place people somewhere. Is there any way that we can strike the last 
line of this policy and worse case scenario allow this use? We would need permission from the BOCC to place 
trailers there anyway. 

Policy 17.3.6: The Buckingham community encourages Lee County to acquire Gulf Coast 
Center for uses consistent with and appropriate to those values of historic rural character and 
environmental protection expressed in Goal 17 of the Lee Plan. Jl,~o tcmpotar, or cmcr~cttc, 
or,crftt:tofl: el:tsastct aft:cffflftt:li fB:eHtttcs '*vtH he aHo v0 cs, tnelustn~ FEMA ttaHcrs. 

Karen 8. Hawes, Director 
Department of Human Services 
2440 Thompson Street 
Ft. Myers, Florida 33901 

Telephone: 239-533-7930 
Fax: 239-533-7960 
This e-mail, including any attachments, may contain confidential or privileged information that is intended solely 
for the individual to whom it is addressed. If you believe you have received this e-mail in error, please notify the 
sender and the delete this email immediately. 

From: Wilson, John 
Sent: Friday, August 03, 2007 11:08 AM 
To: Hawes, Karen B.; Howell, Patricia J. 
Cc: Campbell, George G.; Saniter, David J. 
Subject: FW: Upper Captiva and Buckingham proposed policies 
Importance: High 

Karen and Patricia, 

See attached comment from Gerald regarding some proposed amendments to the Lee Plan for the Buckingham 
area. 

See the proposed language in Policy 17.3.6 (see pg 4 of attachment) . Someone drafting this had some 
knowledge that the Gulf Coast Center was one of the sites being considered for a temporary housing site. 
Unless you tell me otherwise, I believe we need to express concerns to Planning regarding this language and its 
negative impact on the County's Disaster Housing Plan. 

John D. Wilson, Director 
Lee County Public Safety 
(239) 335-1600, Fax: (239) 335-1645 
Cell: (239) 229-1117 
wilson jd@leegov.com 
Mission: To provide help to those needing it, and the 
means by which to communicate that need. 

From: Campbell, George G. 
Sent: Friday, August 03, 2007 9:31 AM 
To: Wilson, John; Saniter, David J. 
Cc: Kelley, Terry M. 
Subject: FW: Upper Captiva and Buckingham proposed policies 

Community Development is not my area of expertise, but in reading the Buckingham document (specifically 
Objective 17.3) I see some potential for challenge to the new EOC location (and future disaster housing). I may 
be over reacting, but wanted to offer this for your consideration in case it is something we should address here. 
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Gerald Campbell, FPEM 
Chief of Planning 
Lee County Emergency M,,magement 
PO Box 398 
Fort Myers, FL 33902-0398 
Telephone: 239-477-3620 
Fax: 239-4 77 -3636 

From: Mudd, James P. 
Sent: Thursday, August 02, 2007 3:16 PM 
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To: Campbell, George G.; Collins, Donna Marie; Daltry, Wayne; Eckenrode, Pete; Hansen, Chris; Horner, Bill; 
Houck, Pam; Jones, Timothy; Lavender, James; Lis, Carol A.; Loveland, David; Myers, Steve; Newman, William; 
Ottolini, Roland; Pavese, Michael; Richardson, Nettie; Roberts, Rick; Sampson, Lindsey; Smith, Regina Y.; 
Sweigert, Rebecca H.; Trebatoski, Kim; Velez, Sergio I.; Wilson, John; Yarbrough, John; Zettel, Mary 
Subject: Upper Captiva and Buckingham proposed policies 

Good afternoon, I've attached proposed policies for Upper Captiva and 
Buckingham. Johnson Engineering, the consultant working on those community plans, sent 
these to me so staff can provide comments prior to final submittal of the community plans in 
September. This is an opportunity for staff to provide input so that any issues we have can 
be resolved before the Lee Plan amendment deadline at the end of September. Please take 
the time to review the draft policies and let me know what policies would be problematic for 
your department or division: I'm going to a community meeting on Upper Captiva on 
August 18 (yes, Saturday- you're welcome to join me) so I would like your comments on 
those polices by August 16 and comments on Buckingham policies by the end of the month. 
Thanks for your help. · 

James Mudd, AICP 
Principal Planner, Division of Planning 
Lee County Department of Community Development · 
1500 Monroe Street 
Fort Myers, FL 33901-5500 
P.O. Box 398 
Fort Myers, FL 33902-0398 

Phone: (239) 533-8180 
Fax: (239) 485-8319 
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g.,f_ik!Scott 
Office of the Sheriff 

October 25, 2007 

Margaret Banyan 
Johnson Engineering 
2158 Johnson St 
P.O. Box 1550 
Ft Myers, Fl 33902-1550 
Reference to Project: Buckingham Community 

Dear Ms. Banyan 

State of Florida 

County of Lee 

The Lee County Sheriffs Office has reviewed the proposed Buckingham Community Project 
located at Comprehensive Plan Amendment. In order to provide core law enforcement services 
to this site, a Crime Prevention through Environmental Design (CPTED) study must be 
conducted. This study involves a survey of the physical, mechanical and organizational 
structure of the development to identify features which may contribute to unwanted behaviors 
such as criminal acts. 

Upon application to Lee County for a development order or building permit, please contact Kevin 
Farrell, Crime Prevention Practitioner, at (239)4 77-2821 or (239)851-2258 to have this study 
conducted. Thank you in advance for your cooperation in this matter. 

Sincerely, 

Mike Scott 

Sheri~ . // 

~I?~/ ~~./ 
_,f,aptain James 

1 
• 

1 
aard, MBA 

l Lee County Sher· · s Office 
Administration Bureau 
14750 Six Mile Cypress Pkwy 
Fort Myers, Fl 33912 
239-477-1424 (Office) 

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



Mudd, James P. 

From: Loveland, David M. 

Sent: Friday, November 09, 2007 9:11 AM 

To: Mudd, James P. 

Cc: Clarke, Sarah; Gilbertson, Scott M. 

Subject: RE: buckingham 

Jim, I'm glad you sent this to me, I do have some concerns as noted below. 

Objective 17 .2 

Page 1 of2 

The expansion of the boundaries from the Rural Preserve to the whole planning community is a concern when it 
comes to the road limitations under Objective 17.2. We are already well into our Luckett Road alignment study, 
working with the objective as written, so a change could cause us some problems. 

Also, the change to point 6 under the objective is a concern. First, "Buckingham" is not defined - is that the Rural 
Preserve or the planning community? Second, the change from 100 feet to 80 feet would appear to be an 
attempt to prohibit collector roads, which might be their goal but is not good planning. 

New Policy 17 .2.1 
First, the Buckingham community may not like it, but they can't ignore the fact that they are positioned between 
Lehigh Acres and Fort Myers and that traffic is going to come through their community. From a traffic circulation 
standpoint, we can't treat them like a gated community - the more we try to restrict traffic in Buckingham, the 
more traffic we force to other roads that are unable to handle it. We have to address the big picture from a 
regional traffic standpoint, we can't look at this community in isolation. Second, the section that refers to 
"restricting the number of collector roads" is not measurable - how many are too many? Also, did they provide 
any supporting data and analysis that suggests additional collector roads will destroy a rural community, or are 
they just assuming that would be the case? Lee County DOT cannot support this policy as written. 

New Policy 17.2.2 
How exactly is Lee County supposed to improve the safety of Neal Road, Orange River Boulevard, Buckingham 
Road, Orange River Road, and Cemetary Road? Depending on the traffic situation that needs to be addressed, 
4-laning with a median might improve the safety, but I'm guessing that's not what they want. Did they provide 
data and analysis that indicates a specific safety problem? What exactly do they have in mind? 

David M. Loveland, AICP 
Manager, Transportation Planning 
Lee County Dept. of Transportation 
1500 Monroe Street 
Fort Myers, FL 33901 
NOTE CHANGE: (239)533-8509 
loveladm@leegov.com 

From: Mudd, James P. 
Sent: Thursday, November 08, 2007 10:49 AM 
To: Loveland, David M. 
Subject: buckingham 

Dave, can you look over Objective 17 .2, Transportation. I'm concerned about a few of the 
changes they are proposing. Thanks. 

James Mudd, AICP 
Principal Planner, Division of Planning 
Lee County Department of Community Development 

11/9/2007 



MEMORANDUM 

FROM 
THE DEPARTMENT OF 

COMMUNITY DEVELOPMENT 
DIVISION OF PLANNING 

DATE: April 21, 2008 

TO: Local Planning Agency FROM: Jim Mudd, AICP, Principal Planner 

RE: Buckingham Year 2030 Allocations 

At the December 13, 2006 Board of County Commissioners Transmittal Hearing the Board voted 
unanimously to transmit staffs recommendation for updating Table 1 b of the Lee Plan, Year 2030 
Allocations, with the exception of the Buckingham Planning Community. The president of the 
Buckingham Community Planning Panel asked the Board not to transmit the modification to the 
Buckingham Planning Community allocations until they completed their community plan. The 
Board agreed that to transmit the 2030 allocations for Buckingham was premature. 

The Buckingham Community Plan has been completed and the Local Planning Agency 
recommended the Board transmit the Community Plan amendment; however, the 2030 allocations 
for Buckingham were not addressed. There was discussion about the allocations during the planning 
process, but no recommendations were put forward by the community. 

There are currently 51 acres allocated to Urban Community, 49 acres allocated to Sub-Outlying 
Suburban, 57 acres allocated to Rural, and 3,046 acres allocated to Rural Community Preserve. 
After subtracting existing development there are 3 acres remaining in Urban Community, 48 acres 
remaining in Sub-Outlying Suburban, 57 acres remaining in Rural, and 3 3 8 acres remaining in Rural 
Community Preserve. Staff recommends updating the allocation to accommodate the projected 
growth in the Buckingham Planning Community through the year 2030. Staff recommends 
increasing the Urban Community allocation from 51 acres to 150 acres; increasing the Outlying 
Suburban allocation from 49 acres to 66 acres; increasing the Rural allocation from57 acres to 100 
acres; and increasing the Rural Community Preserve allocation from 3,046 acres to 3,100 acres. 

The LP A recommended that the Board transmit staffs recommended increase in allocation for the 
entire County, including Buckingham, at its November 27, 2006 LPA meeting. If the LPA desires 
not to recommend transmittal of the full allocations, staff recommends that at a minimum the LP A 
recommend transmittal of the Urban Community allocation. 

This amendment is not currently part of the Community Plan, but along with the LP A 
recommendation staff will fold this into the Buckingham Community Plan amendment, CPA 2007-
00049, prior to taking it to the BoCC for their transmittal hearing. 
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BUCKINGHAM PLANNING COMMUNITY 
The Board of County Commissioners did not transmit Table 1(b) as proposed by staff. At the 
hearing, members from the Buckingham Community Planning Group requested that no 
changes in the allocation table be made to the Buckingham Planning Community to allow 
them time to update their community plan. Based on this input, staff was instructed to 
transmit no changes to the allocations in the Buckingham Planning Community. This change 
resulted in the accommodated p·opulation being reduced by 1,230. Staff was instructed to 
look for a resolution for this issue prior to the adoption hearing for this amendment. The 
Buckingham Planning Panel is in the process of updating their community plan. They are 
working to schedule a meeting between the chairman of their group and the chairman of the 
Lehigh Acres Planning Panel to discuss how the two plans can address transitioning between 
rural Buckingham and a more urban Lehigh Acres. The Buckingham Plan Update and the 
Lehigh Acres Co:mniunity Plan are both expected to be completed by September 2007. 

In the interim, staff has taken a close look at the development within lands designated Urban 
Community in the Buckingham Planning Community, see Lee Plan Map 16. This is the area 
north, west, and south of Buckingham Road. It consists of portions of the Buckingham Park­
South Section plat and the resubdivision of Block B, Buckingham Park-Northwest Section 
replat. This area is not within the Buckingham Planning Area as depicted_ on Map 1 page 2 of 
the Future Land Use Map Series. The "South Section" is primarily vacant and under 
common ownership. There are 5 developed parcels in this area under separate ownership 
which are already developed with residential uses and a house of worship. The replat of 
Block B, in the "Northwest Section", is a subdivision of smaller ¼ acre± lots. This 
subdivision is 210 total acres with less than 140 acres contained in platted lots. The 
remaining land is either road rights-of-way or a dedicated drainage canal. There are 
currently 41 acres of residerttial use inventoried in this subdivision and the trend since 1996 
has been nearly 3.5 acres of new residential uses each year. Also, based on outstanding 
residential permits this trend will continue at least for this year as well. Accommodating this 
trend in the construction activity for this subdivision requires an increase in the residential · 
allocation in the Buckingham Community for the Urban Community category from the 
existing 51 acres to 135 acres. While the "South Section" area may be transitioning from the 
current 1953 plat to a more contemporary style of development, the replat of "Block B" is 
well established and not expected to change. Therefore, staff recommends that the 
Allocation table reflect an amount of development that is anticipated in the existing active 
development by the year 2030. Staff also contacted a representative of the major property 
owner in the Buckingham Park-South Section plat who stated they would wait to comment 
until the final staff report was issued. 

Staff was also directed to not transmit any changes to the commercial component in the 
Buckingham Planning Community. Since the allocation is required to demonstrate how Lee 
County will accommodate the anticipated growth through the time horizon of the plan, staff 
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is recommending that the commercial allocation only be increased to provide for the same 
level of commercial uses per resident as is currently allowed by the allocation table. In the 
Buckingham Planning Community, the adopted Table l(b) allocates 3.5 acres of commercial 
uses per 1,000 in population. Using this standard, to accommodate the additional 10 years 
included in the updated planning horizon, the recommended total commercial allocation is 
21 acres. This allocation will not override any limitations on commercial development within 
the Buckingham Community Planning area. The fact that the Buckingham Planning 
Community is not the same as the boundary for the Buckingham Community Plan has been a 
point of misunderstanding. The Planning Community boundaries were established in 1997. 
The Lehigh CRA was still active and the CRA boundary was being used to define the area for 
the Lehigh Commercial Land Use Study. There was a gap between the CRA boundary and 
the Buckingham Preserve boundary. This area, on the north side of Buckingham Raod, was 
assigned to the Buckingham Planning Community 

As directed, staff did not transmit any changes to the Industrial allocation and only changed 
the non-regulated allocations to reflect changes in existing conditions, such as the annexation 
of agricultural lands into the City of Fort Myers and the purchase of properties through the 
Conservation 20/20 program. Since there is currently no industrial uses within the 
Buckingham Planning Community staff does not recommend changing the industrial acreage 
allocation from the 5 acres that was adopted in Table l(b) for the year 2020. 

ADJUSTMENTS TO BALANCE CHANGES 
The changes made to the allocations in the Buckingham Planning Community mandate 
changes in other communities to accommodate the residential, commercial, and industrial 
needs of the unincorporated area of Lee County. A portion of the residential need was met 
by the changes to the Alva Planning Community discussed above. However, there is a 
remaining population accommodation gap of 273 people. Since development patterns show 
that the next areas expected to grow are East and North, staff reassessed the allocations in 
these Planning Communities. The two areas that stood out as having tight allocations were 
Fort Myers Shores in the Central Urban category and North Fort Myers in the Intensive 
Development category. 

The current Table l(b) proposal for the Central Urban residential allocation in the Fort Myers 
Shores Planning Community is 210 acres, an increase of 2 acres from the adopted allocation. 
There are currently 194 acres of residential use in this area which equates to an available 
acreage allocation of 16 acres. There are 178 acres of undeveloped uplands in the Fort Myers 
Shores Planning Community designated Central Urban. The area in question is near the 
interchange of I-75 and SR 80 and much of this vacant land is expected to develop with non­
residential uses. However, increasing the residential allocation to 225 a~res does not seem 
unreasonable. This will increase the population accommodation by 184 people. One change 
made to Table l(b) that has no affect on the population accommodation is the removal of the 
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Buckingham Community Planning Panel, Inc,. 
4931 Shady River Lane, Fort Myers, Florida 33905 

Bill Burdette, President Mike Rippe, Vice President Bob Murray, Treasurer Gordon Brandt, Secretary 
Directors: 

Tom Cook Tom Feminella Tim Mann Sawyer Smith Matt Steele Bruce Strayhorn Gloria Vernay 

October 16, 2008 

Commissioner Frank Mann 
Lee County Board of County Commissioners 
PO Box 398 
Fort Myers, Florida 33902-0398 

Re: Buckingham Community Plan (CP A2007-00049) 

Dear Commissioner Mann: 

The residents of Buckingham are very appreciative of the opportunity you and the Board of 
County Commissioners have afforded us to guide future development in the community and 
protect our quality of life. Last night (October 15) the Buckingham Community Planning Panel 
met to discuss the LP A recommendation that will be before you next Wednesday. The purpose of 
this letter is to provide you-with the final recommendation of the Buckingham Community 
Planning Panel in response to the staff and LP A recommendations. 

The LP A basically endorsed the Buckingham Community Plan as submitted by the Panel and its 
consultants with some recommended changes that can be found on pages of 19 and 20 of your 
report, labeled a through f. The Planning Panel agrees with all those changes recommended by 
the LPA. 

The LPA also made a separate motion to modify Policy 17.3.8 (item g) dealing with the 
construction of public facilities within Buckingham that would primarily serve areas outside of 
the Buckingham Community. The Planning Panel would ask that you retain the original language 
as submitted by the Panel which would prohibit these types of uses. 

Finally, the LPA had concurred with Staffs recommendation to delete proposed Policy 17.2.2, 
which stated that Lee County would improve the operational and safety issues on roads within 
the Buckingham Community. The Planning Panel would respectfully request that you restore this 
policy to the Plan, and if the staff requires more details on what is being addressed, that can be 
provided in the implementation phase of the Plan. 

Not in your staff report is another policy that was reviewed by the Buckingham Community 
Planning Panel and the LP A but which never received a formal resolution. That policy seeks to 
address the situation in Buckingham where many of the roads are unpaved and perfectly 
acceptable to the residents, but do not meet County standards in every respect such as right-of­
way width or driving surface. In the past, when someone has wanted to request a lot split on one 
of these unpaved roads, it was necessary to request a variance from the Chapter 10 requirements 



before the lot split could be approved. In virtually every instance, the Hearing Examiner 
approved such variances in recognition that the condition of the roads was appropriate for the 
Rural Buckingham Preserve, and the residents do not want these roads upgraded to any 
substantial degree. The new proposed Policy 17.2.3, which was approved by the Community 
Planning Panel at the meeting last night, would read as follows: 

Policy 17.2.3: The Director of Development Services shall have the authority under 
Section 10-104 of the LDC to grant administrative variances to Section 10-171(5)(d) for 
minor subdivisions of at least 2.5 acre lots when, in the Director's sole discretion, it is 
determined that such a variance would be consistent with the road network in the area 
and not cause any other negative impacts or jeopardize the health, safety and welfare of 
the general public. 

When the LP A reviewed this policy, they did not object to it, but questioned whether it should 
not be available County-wide. In subsequent conversations with Lee County Development 
Services Director Pete Eckenrode, he indicated that he recognized the need for this policy in 
Buckingham, but he would not want it to be available on a County-wide basis. Therefore, it 
would be appropriate to have the specific enabling policy within the Buckingham Community 
Plan. This is what was formally endorsed at the meeting on Wednesday, October 15 by the 
Community Planning Panel. 

Finally, in your staff report, there is an LP A discussion of the staff recommendation to increase 
the 2030 residential allocation within the Urban Community portion of the Buckingham Planning 
Community. The LP A voted not to increase this allocation, and the Buckingham Community 
Panel continues to oppose this increase in the 2030 allocation for the Buckingham Planning 
Community. 

To summarize, we support the LP A recommended changes with the two exceptions noted above 
relating to Policies 17.3.8 and 17.2.2. In addition, we are asking you to include the additional 
Policy 17 .2.3 regarding the administrative approval of variances for rural road standards that has 
been reviewed by the Community Planning Panel and the LP A. Finally, we ask you to support 
the LPA's recommendation in regard to the 2030 residential allocation for the Buckingham 
Planning Community. Thank you very much for your consideration of these recommendations 
and your continued support for protecting the rural lifestyle of Buckingham. 

Very truly yours, 

Bill Burdette 

President, Buckingham Community Planning Panel, Inc. 




