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APPLICATION FORA COMPREHENSIVE 
PLAN AMENDMENT - TEXT 

Project Name: Lee County Homes Associates I LLLP (Lee County Homes) 

Project Description: Amend Table 1B to allow a change in FLUC for 345 acres in the Fort Myers Shores 

Planning Community from Sub-Outlying Suburban to Outlying Suburban and Wetlands. 

State Review Process: D State Coordinated Review ~ Expedited State Review D Small-Scale Text* 

*Must be directly related to the implementation of small-scale map amendment as required by Florida Statutes . 

••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••• 

APPLICANT - PLEASE NOTE: 
A PRE-APPLICATION MEETING IS REQUIRED PRIOR TO THE SUBMITTAL OF THIS APPLICATION. 

Submit 3 copies of the complete application and amendment support documentation, including maps, to the Lee County 
Department of Community Development. 

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

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585 . 

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

Address: 1600 Sawgrass Corporate Pkwy, Suite 400 

City, State, Zip: Sunrise Florida 33323 

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

2. Name of Contact: Morris-Depew Associates, Inc 
Address: 2914 Cleveland Avenue 

City, State,Zip: Fort Myers, Florida, 33901 

PhoneNumber: __ (=2~3~9~)-~3~3~7_-~39~9~3~ ________ E-mail: hurwiller@m-da.com 

3. Property Information: Provide an analysis of any property within Unincorporated Lee County that may be impacted by 

the proposed textamendment. The proposed change is specific to amending the population allocation in 

Table l(bl within the Sub-Outlying Suburban and Outlying Suburban future land use categories in 

the Fort Myers Shores Planning Community. This request is being made to support a concurrent 

Map Amendment for property located on Buckingham Road (see attached list of properties). 

4a. Does the proposed change affect any of the following areas? 

If located in one of the following areas, provide an analysis of the change to the affected area. 

D Acquisition Area 
[Map I Page 4] 

D Agricultural Overlay 
[Map 30) 

D Airpo1i Mitigation Lands 
[Map 3) 

D Airport Noise Zone 
[Map I Page 5) 

D Burnt Store Marina Village 
[Map I Page 2) 

D Environmental Enhancement and 
Preservation Communities [Map 17) 

D Mixed Use Overlay 
[Map I Page 6) 

D Planning Communities Map 
[Map 1 Page 2) 

D Urban Infill and Redevelopment 
[Map 15] 

D Urban Reserve Area [Map I Page 4) 
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4b. Planning Communities/Community Plan Area Requirements 

If located in one of the following planning communities/community plan areas, provide a meeting summary document of the 
required public informational session [Lee Plan Goal 17]. 

0 N/A O Bayshore [Goal 18] 0 Boca Grande [Goal 19] 0 Buckingham [Goal 20] 

GJ Caloosahatchee Shores [Goal 21] 0 Olga [Goal 22] 0 Captiva [Goal 23] 

0 Lehigh Acres [Goal 25] 0 North Captiva [Goal 26] ONE Lee County [Goal 27] 

0 No1ih Olga [Goal 29] 0 North Fort Myers [Goal 30]OPage Park [Goal 31] 

0 Southeast Lee County [Goal 33] 0 Tice [Goal 34] 

Public Facilities Impacts 

• Greater Pine Island [Goal 24] 

OAlva [Goal 28] 

Osan Carlos Island [Goal 32] 

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

I. Traffic Circulation Analysis: Provide an analysis of the effect of the change on the Financially Feasible Transporiation 
Plan/Map 3A (20-year horizon) and on the Capital Improvements Element (5-yearhorizon). 

2. Provide an existing and future conditions analysis for the following (see Policy95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Environmental Impacts 
Provide an overall analysis of potential environmental impacts (positive and negative). 

Historic Resources Impacts 
Provide an overall analysis of potential historic impacts (positive and negative). 

Internal Consistency with the Lee Plan 

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

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

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 
4. List State Policy Plan goals and policies, and Strategic Regional Policy Plan goals, strategies, actions and policies which are 

relevant to this plan amendment. 

Justify the proposed amendment based upon sound planning principles 
Support all conclusions made in this justification with adequate data and analysis. 

SUBMITTAL REQUIREMENTS 
Clearly label all submittal documents with the e.--.:hibit name indicated below. 

MINIMUM SUBMITTAL ITEMS 

• Completed application (Exhibit - Tl) 

• Filing Fee (Exhibit- T2) 

• Pre-Application Meeting (Exhibit-T3) 

• Proposed text changes (in strike through and underline format) (Exhibit - T4) 

• Analysis of impacts from proposed changes (Exhibit - T5) 

• Lee Plan Analysis (Exhibit - T6) 

• Environmental Impacts Analysis (Exhibit - T7) 

• Historic Resources Impacts Analysis (Exhibit - TS) 

• State Policy Plan Analysis (Exhibit - T9) 

• Strategic Regional Policy Plan Analysis (Exhibit - Tl 0) 

Lee County Comprehensive Plan Text Amendment Application Form (10/2018) Page 2 of2 



LIST OF PROPERTY OWNERS 

STRAP NUMBER PROPERTY OWNERS NAME 

32-43-26-00-00003 .0000 LEE COUNTY HOMES ASSOCIATES I, LLLP 

33-43-26-00-00004.0000 LEE COUNTY HOMES ASSOCIATES I , LLLP 

PROPERTY OWNERS ADDRESS 

1600 SAWGRASS CORPORATE PKWY, SUITE 400, SUNRISE FL 33323 

1600 SAWGRASS CORPORATE PKWY, SU ITE 400, SUNRISE FL 33323 

PROPERTY EXISTING PROPOSED 

SIZE(ACRES) EXISTING FLU ZONING PROPOSED FLU ZONING 

21 SUB-OUTLYING SUBURBAN RPO OUTLYING SUBURBAN RPO 

297 SUB-OUTLYI NG SUBURBAN RPO OUTLYING SUBURBAN RPO 
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2914 Cleveland Avenue Fort Myers, Florida 33901 

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

ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

March 4, 2020 

Lee County Planning and Zoning Division, Community Development Department 
1500 Monroe Street 
Fort Myers, FL 33901 

Subject: Lee County Homes (fka Buckingham345 Residential Planned Development) 
Comprehensive Plan Text Amendment 

On behalf of Lee County Homes, Morris-Depew Associates is submitting a comprehensive plan text amendment 
application package for Lee County Homes, amending the text of the Lee Plan more specifically, Table 1(b) to 
accommodate additional population within the Fort Myers Shores Planning Community in conjunction with an 
amendment to the future land use map for approximately 345 acre of property on Buckingham Road. A corresponding 
comprehensive plan map amendment to support the comprehensive text amendment is being submitted under 
separate cover. 

Enclosed, please find the following items to help assist with the review and approval process: 
1. One (1) copy of the Cover Letter; 
2. One (1) check for the Application Fees; 
3. Three (3) copies of the Comprehensive Plan Text Amendment Application; 
4. Three (3) copies of the Agent Authorization; 
5. Three (3) copies of the MDA Letter of Authorization; 
6. Three (3) copies of the Partnership Resolution and Sun biz Corporation Record; 
7. Three (3) copies of the STA RP Numbers-List of Owners; 
8. Three (3) Pre-Application Meeting Minutes; 
9. Three (3) copies of the revised Table 1(b); 
10. Three (3) copies of the Project Narrative; 
11. Three (3) copies of the Lee Plan Analysis; 
12. Three (3) copies of the Public Facilities Analysis; 
13. Three (3) copies of the Environmental Analysis Waiver; 
14. Three (3) copies of the Transportation Impact Study; 
15. Three (3) copies of the Historical Resources Analysis; and 
16. Three (3) copies of the Letters of Determination from Facilities and Service Providers 

Please verify that you have received all the above listed items and alert us if any omissions are discovered. If you have 
any questions or comments, please feel free to call or email me at hurwiller@m-da.com. 

Sincerely, 

Morris-Depew Associates, Inc. 

1[b ]±:)/Jik~ 
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Attachments 

cc: Mr. Kevin Ratterree, Lee County Homes Associates I, LLLP 

Mr. Richard Arkin, Lee County Homes Associates I, LLLP 

Lee County Homes 
Comprehensive Plan Text Amendment 

March 4, 2020 
Page I 2 

Mr. Russell Schropp, Esquire, Henderson, Franklin, Starnes & Holt, PA 

COMMUNITY DEVELOPMENT 

CPA 2 0 2 O - O O O O 1 



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

ENGINEERS • PLANNERS • SURVEYORS 
LANDSCAPE ARCHITECTS 

LETTER OF AUTHORIZATION 

TO WHOM IT MAY CONCERN: 

PLEASE BE ADVISED THAT I 0f\/E) AM (ARE) THE FEE SIMPLE PROPERTY OWNER(S) 
OF THE PROPERTY DESCRIBED BELOW AND THAT MORRIS-DEPEW ASSOCIATES, 
INC. HAS BEEN AUTHORIZED TO REPRESENT ME (US) FOR THE BELOW 
REFERENCED PARCEL(S) IN ALL MATTERS PERTAINING TO REZONING OR 
DEVELOPMENT PERMITS. THIS AUTHORITY TO REPRESENT MY (OUR) INTEREST 
INCLUDES ANY AND ALL DOCUMENTS REQUIRED BY THE REZONING, PLANNING 
OR PERMITTING REQUESTS SUBMITTED ON MY (OUR) BEHALF BY MORRIS
DEPEW ASSOCIATES, INC. 

STRAP NUMBER OR LEGAL DESCRIPTION: 

STRAP# : Please see attached list of STRAPs 

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

z~ . ,Jc ,A 
SIGNATURE 
Kevin Ratterree, Vice President 
PRINTED NAME & TITLE 

STATE OF Florida 
COUNTY OF Broward 

COMMUNITY DEVELOPMENT 

CPA20 20-00 001 

The foregoing instrument was acknowledged before me this J.3 day ofr;)twu.tL-i~ oc).,0 
by Kevin Ratterree , the Vice President of Lee County Homes I Corporation, the &eneral 
Partner of Lee County Homes Associates I, LLLP, who is personally known to me or has . 1 
produced -~-------as identificatio did not take an oath, "µu/ S 1ff"1-t!A. 
((I fl\'-( ,,}, ~.SI "u-i f ~S,(.nCL , ""'-------__, n 
My CommissiQ~ltttt4DWijJ1; ~ 

,,,,',.cr,.C. Me.o. '111 N t p bl' 
~~1~':'-.,~sioi/i;/€';; ¾ 0 ary U IC . 

"" ..._. ' :,}"' 4 2 ~✓,.;, ~ • ' ~ .'c.,0,$-'i , 01"' ~ ·. ~ ------------ -
? :'~ CJ' ': ~ Notary Printed Name 
§ *: • . • (seal) *~ 
~ •• tK,G 192428 ,' ~ ~ 
~ ~-. \-..) q, : ~ ~ 
~ 0, ', ~ 80nded \" <:-c.; ,' §' ~ 
~ '1,o.'•~tFain 1n,ll;~ •• ~--..,; .S:
~ •r~, . •• " .. . «:. 0~ ,~ 

11 vBL ·'"' ,-.; 
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1/20/2020 Detail by Entity Name 

D IVISION OF CORPORATIONS 

De12artment of State / Division of Cor12orations / Search Records / Detail BY. Document Number / 

Detail by Entity Name 
Florida Profit Corporation 

LEE COUNTY HOMES I CORPORATION 

Filing Information 

Document Number 

FEI/EIN Number 

Date Filed 

State 

Status 

PrinciP-al Address 

P04000035111 

20-0783517 

02/18/2004 

FL 

ACTIVE 

1600 SAWGRASS CORP PKWY 

STE 400 

SUNRISE, FL 33323 

Changed: 05/01/2009 

Mailing Address 

1600 SAWGRASS CORP PKWY 

STE 400 

SUNRISE, FL 33323 

Changed : 05/01/2009 

Registered Agent Name & Address 

HELFMAN, STEVEN M., Esq. 

1600 SAWGRASS CORP PKWY, STE 400 

SUNRISE, FL 33323 

Name Changed: 04/27/2013 

Address Changed: 05/01/2009 

Officer/Director Detail 

Name & Address 

Title P 

EZRATTI, MISHA J. 

1600 SAWGRASS CORP PKWY 

STE 400 

SUNRISE, FL 33323 

COMMUNITY DEVELOPMENT 

search.sunbiz.org/lnquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=lnitial&searchNameOrder=LEECOUNTYHO.. . 1/3 



1/20/2020 

Title VAS 

FANT, ALAN J 

1600 SAWGRASS CORP PKWY, STE 400 

SUNRISE, FL 33323 

TitleV 

NORWALK, RICHARD M 

1600 SAWGRASS CORP PKWY, STE 400 

SUNRISE, FL 33323 

Title VT 

MENENDEZ, N. MARIA 

1600 SAWGRASS CORP PKWY, STE 400 

SUNRISE, FL 33323 

Title S 

helfman , steven m. 

1600 SAWGRASS CORP PKWY 

STE 400 

SUNRISE, FL 33323 

Title VP 

ARKIN, RICHARD 

1600 SAWGRASS CORP PKWY, STE 400 

SUNRISE, FL 33323 

Annual ReJ:!orts 

Report Year 

2017 

2018 

2019 

Filed Date 

04/20/2017 

04/13/2018 

04/28/2019 

Document Images 

04/28/2019 ANNUAL REPORT View image in PDF format __________ ___J 

04/13/2018 --ANNUAL REPORT View image in PDF format 
-------------' 

04/20/2017 ANNUAL REPORT View image in PDF format __________ ___J 

04/25/2016 --ANNUAL REPORT View image in PDF format 
-------------' 

04/29/2015 --ANNUAL REPORT View image in PDF format __________ ___J 

05/01/2014 -ANNUAL REPORT View image in PDF format 
-------------' 

04/27/2013 --ANNUAL REPORT View image in PDF format __________ ___J 

04/23/2012 --ANNUAL REPORT View image in PDF format 
------------' 

04/22/2011 -- ANNUAL REPORT View image in PDF format 
------------' 

04/29/2010 ANNUAL REPORT View image in PDF format 
------------' 

05/01/2009 - ANNUAL REPORT View image in PDF format 
------------' 

05/01/2008 --ANNUAL REPORT View image in PDF format 

Detail by Entity Name 

search.sunbiz.org/lnquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=lnitial&searchNameOrder=LEECOUNTYHO. .. 2/3 



1/20/2020 Detail by Entity Name 

05/01/2007 --ANNUAL REPORT View image in PDF format 
-----------------' 

05/02/2006 - ANNUAL REPORT View image in PDF format 
------------~ 

05/03/2005 -- ANNUAL REPORT View image in PDF format 
------------~ 

02/18/2004 - Domestic Profit View image in PDF format 

search.sunbiz.org/lnquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=lnitial&searchNameOrder=LEECOUNTYHO... 3/3 



PARTNERSHIP RESOLUTION 

OF 

LEE COUNTY HOMES ASSOCIATES I, LLLP 

The undersigned, being the sole general partner of LEE COUNTY HOMES ASSOCIATES I, LLLP, a 
Florida limited liability limited partnership (the "Partnership"), hereby adopts the following resolutions: 

WHEREAS, LEE COUNTY HOMES ASSOCIATES I, LLLP, a Florida limited liability limited partnership 
(the "Partnership") is developing that certain residential community located in Lee County, Florida commonly 
known as "Buckingham" (the "Community"); and 

WHEREAS, the Partnership intends to execute consent forms pertaining to any zoning, land use, 
concurrency, time extension, waiver and/or variance application(s) submitted to Lee County for and in 
connection with the development of the Community (collectively, the "Approvals Documents"), and thereafter, 
deliver such Approvals Documents to the applicable governmental and quasi-governmental bodies, authorities 
and agencies (individually a "Governmental Authority" and collectively the "Governmental Authorities") ; and 

WHEREAS, the Partnership desires to appoint Kevin Ratterree for the sole and limited purpose to 
execute and deliver all Approvals Documents to the Governmental Authorities, for and on behalf of the 
Partnership. 

NOW, THEREFORE, BE IT RESOLVED that Kevin _Ratterree is hereby authorized and designated as 
an Authorized Signatory of Lee County Homes I Corporation, as the general partner of the Partnership, for the 
sole and limited purpose of executing and delivering to the Governmental Authorities, for and on behalf of the 
Partnership, any and all of the Approvals Documents necessary for the development of the Community; and 

BE IT FURTHER RESOLVED, that Kevin Ratterree is hereby further authorized and directed to do all 
such things and acts necessary or desirable in order to carry out the purpose and intent of these resolutions, 
and the same hereby are, in all respects, ratified, approved and confirmed; and 

BE IT FURTHER RESOLVED, that any and all actions previously taken by Kevin Ratterree in 
connection with the execution and delivery of the Approvals Documents, for and on behalf of the Partnership, 
consistent with the authority granted herein is, in all respects, ratified, approved and confirmed. 

EFFECTIVE as of the 23rd day of January, 2020. 

ID~ wm:H] 
il~ MAR U 4 2020 ~ 

LEE COUNTY 
corporation, the 
Associates I, 
partnership 

ES I CORPORATION, a Florida 
general partner of Lee County Homes 

P, a Florida limited liability limited 

COMMUNITY DEVELOPMENT By: _________ _ 

STATE OF FLORIDA 
COUNTY OF BROWARD 

Richard A: Arkin, Vice President 

The foregoing instrument was acknowledged before me by means o~hysical presence or • online 
notarization this 23rd day of January, 2020, by Richard A Arkin, as Vice President of Lee County Homes I 
Corporation, a Florida corporation, the general partner of Lee County Homes Associates I, LLLP, a Florida 
limited liability limited partnership, on behalf of said corporation and partnership, who is personally known to me 
or has produced _________ as identification . 

NOTARIAL SEAL] 

Print Name of Notary 

CPA20 20-0 oooi 



AFFIDAVIT OF AUTHORIZATION 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, APPLICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED COMPANY (LC.), PARTNERSHIP, LIMITED 

PARTNERSHIP, OR TRUSTEE 

I, Kevin Ratterree (name), as Vice President (title) of LEE COUNTY HOMES I CORPORATION, a Florida 
corporation, the General Partner of LEE COUNTY HOMES ASSOCIATES I, LLLP, a Florida limited liability limited 
partnership (company/property), swear or affirm under oath, that I am the owner or the authorized representative 
of the owner(s) of the property and that: 

*Notes: 

1. I have full authority to secure the approval(s) requested and to impose covenants and restrictions on 
the referenced property as a result of any action approved by the County in accordance with this 
application and the Land Development Code; 

2. All answers to the questions in this application and any sketches, data or other supplementary matter 
attached hereto and made a part of this application are honest and true; 

3. I have authorized 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 thru this 
application; and that 

4. The property will not be transferred, conveyed, sold or subdivided unencumbered by the conditions 
and restrictions imposed by the approved action . 

• If the applicant is a corporation, then it is usually executed by the corp. pres. or v. pres. 
• If the applicant is a Limited Liability Company (L. L. C.) or Limited Company (L. C.)., then the documents should 

typically be signed by the Company's "Managing Member. " 
• If the applicant is a partnership, then typically a partner can sign on behalf of the partnership. 
• If the applicant is a limited partnership, then the general partner must sign and be identified as the "general 

partner" of the named partnership. 
• If the applicant is a trustee, then they must include their title of "trustee." 
• In each instance, first determine the applicant's status, e.g., individual, corporate, trust, partnership, estate, etc., 

and then use the appropriate format for that ownership. 

Under penalties of perjury, I declare that I have read the foregoing Affidavit of Authorization and that 
the facts stated in it are true. 
Lee County Homes Associates I, LLLP By: .L:/•:~y H es I Corporation, G~neral Partner 

~.fl/ 
· Signature ' ' ~ Date 

************NOTE: NOTARY Pusuc~J!~fRQcfuQED PoQ PoQ1lsT 
ALL OTHER APPLICATION TYPES MUST BE NO 
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ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

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

LEE County Homes 
Comprehensive Plan Amendment 
Pre-application Meeting Minutes 

January 8, 2019 10AM 
Exhibit-T3 COMMUNITY DEVELOPMENT 

Objective: Review initial project development strategy and application requirements with Lee 

County. 

Present at Meeting: Micki Rozdolski, Brandon Dunn, Richard Arkin, Richard Akin, Tina Ekblad 

and Heather Urwiller 

• Introductions 

• Project Introduction 

o Property south of the Lennar Portico site. We will use a similar strategy to the 

Portico project. 

• Apply for Concurrent CPA Text and CPA Map amendment submittals with 

Residential Planned Development to follow. 

o Project site is the former Buckingham 345 property - (differences from Portico 

project- no existing plat or no existing infrastructure) 

• Project Request: Change the Future Land Use from Sub-Outlying Suburban (2 units/ac) 

to Outlying Suburban (3 units/ac) to allow 1035 units (will use wetland acreage to get to 

that number of units). 

o Current approvals for 690 units 

• Discussed Environmental requirements and possible waiver 

o Property has an expired ERP permit which includes wetland delineation 

o Existing conservation easement discovered as part of ERP package 

• Would like to use the legal description from conservation easement as 

wetland area-Brandon asked if conservation easement was same as 

jurisdictional line. *Project team was not sure due to recent discover of 

information but would review and respond back 

• *Question came up will State require additional review of the 

jurisdictional line? Project team agreed to research and address that 

issue. 

• Asked if a new FLUCCS Map or Environmental review will be required for 

the CPA submittal? Micki was willing to review a waiver request 

• Using the conservation easement/jurisdictional boundary 

established by expired ERP to delineate the wetlands area. 

A2020' 00 
Fort Myers I Tallahassee I Destin L_r, ·1 , .r• ,: ·., 



Lee County Homes Preapplication Minutes 
Exhibit T3 

Page I 2 

• Wetlands will need to be a separate land use category 

• Two separate legal descriptions and sketch will be required ... one 

depicting the wetland area and other depicting the proposed 

acreage being changed to outlying suburban Future land use. 

• Discussed using an older survey of entire site for CPA submittal ... which was acceptable 

however wetlands will be placed in separate land use category so legal descriptions and 

sketches will be required as discussed above. 

• Discussed Planning communities/neighborhood meetings as they related to potential 

project reviewers. No commitment on who planning staff reviewer would be. Tina 

explained the details of the issues encountered on the Portico project during the 

community meeting. 

• One community informational meeting required in the following 

communities: Caloosahatchee Shores and Buckingham 

• Meetings to occur between CPA and RPD application submittals

Brandon said cannot find CPA Application sufficient without 

meetings occurring first...Project team agreed. 

• Also discussed where the project drainage outfall was since this was the 

main concern on Portico project. Project Team could not answer but 

would determine that information. (Given that the ERP has expired, and 

the project design has changed somewhat, the outfalls may change so no 

commitment was made). 

• Briefly discussed the traffic issues in area 

o Buckingham Rd status and level of service 

o Ask if the staff knew of any adjustments to F-Dot work plan or capital 

improvement plan that might impact the area. The answer was no. 

• Who is reviewing infrastructure for the Lee County now? 

______ thru Marcus with Brandon reviewing 

• Briefly discussed the school site 

• Rezoning issues discussed 

o Outlined that layout was changing with exception of wetlands and amenity 

location 

o Single point of entry, which was part of the original approval. 

• Was some discussion on possible interconnection with Portico for 

emergency access. -Related to this was concerned voiced on River Hall 

related to bollards having to be individually release by first responders 

which slows response time. Tina ask if this issue had been addressed. 

County staff was unaware. Richard Akin committed to follow up on the 

issue and reporting back. 



Lee County Homes Preapplication Minutes 
Exhibit T3 

Page I 3 

• Discussed access point being aligned up with subdivision to the west. 

(which is already addressed) 

• Reduced lot size discussed in relation to open space calculations 

o Discussed specifically, what should be including to assist in review of the CPA 

Applications: 

• Deviations: 

• Indigenous plant communities/open space calculations 

• Single point of entry with emergency access 

• T-intersections and lots 

o General discussion of anything up and coming that could impact project. County 

staff was not aware of any current Comp Plan changes that would impact the 

project 

o Project team shared the submittal date of second week in March. 

• Meeting adjourned 
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TABLE 1(b) Year 2030 Allocation 

Future Land Use Category 
Lee County Northeast Lee Bonita Fort Myers 

Burnt Store 
Totals County 

Boca Grande 
Springs Shores 

Intensive Development 1,361 5 

Central Urban 14,766 225 

Urban Community -l-7;00+- 520 485 637 
16,902 

Suburban 16,623 1,810 

Outlying Suburban ~ 30 4Q 20 
4,031 228 

Sub-Outlying Suburban ~ '347 
1,762 354 

Commercial 

~ Industrial 79 
0 

~ Public Facilities 1 .... 
850 c::: University Community 

u 
Destination Resort Mixed Use Water Dependent 8 

~ 

"' Burnt Store Marina Village 4 4 :l 
~ Industrial Interchange 
.: 

General Interchange 151 c::: 
'-1 General Commercial Interchange 
~ 

!: Industrial Commercial Interchange 
~ 

d! University Village Interchange 

;:::., Mixed Use Interchange 
~ New Community 2,100 1,200 
~ Airport .,... 
-:: 

Tradeport 9 ~ 
'.';: Rural 8,313 1,948 1,400 636 
"' ~ Rural Community Preserve 3,100 
~ 

I:'.? 
Coastal Rural 1,300 

• ~"; - Outer Island 202 5 1 ,.__ 
...; Open Lands 2,805 250 590 

~ 
D~nsity Reduction/ Groundwater Resource 6,905 711 

Conservation lands Upland 
~c~, ............ Wetlands 

Conservation Lands Wetland 

Unincorporated County Total Residential ~- 4,664 485 4;e6§ 1,250 
81,727 4660 

Commercial 12,793 177 52 400 50 

Industrial 13,801 26 3 400 5 

Non Re1?Ulatory Allocations 
Public ~ 7,100 421 ~ 7,000 

82 570 2005 
- ActiveAG 17,027 5,100 550 150 

Passive AG 43,786 12,229 2,500 109 

Conservation 81,933 2,214 611 1,142 3,236 

Vacant ~- 1,953 61 931 
23,993 

(Amended by Ordinance No. 02-02, 03-1 9, 05-1 9, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/1 9/2018 
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TABLE 1 (b) Year 2030 Allocation 

Total 357,176 33,463 1,572 11,718 

Population Distribution (unincorporated Lee County) 495,000 9,266 1,531 30,861 

(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 

12,731 

3,270 

259 4,340 2,197 17,951 7,967 

225 530 5,744 18,333 16,375 
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TABLE 1 (b) Year 2030 Allocation 

Future Land Use Category 
Iona/ 

San Carlos 
South Fort 

Pine Island Lehigh Acres 
McGregor 

Sanibel 
Myers 

Intensive Development 660 3 42 

Central Urban 375 17 3,140 8,179 

Urban Community 850 1,000 860 500 ~ 
11,240 

Suburban 2,488 1,975 1,200 675 

Outlying Suburban 377 600 

Sub-Outlying Suburban 25 

Commercial 

i:" Industrial 5 5 10 
0 

~ Public Facilities 

<::: University Community 850 u 
Destination Resort Mixed Use Water Dependent 8 

"" ~ Burnt Store Marina Village 

"I:: Industrial Interchange 

§ General Interchange 
...:i 

General Commercial Interchange 
~ 
i: Industrial Commercial Interchange 

&! University Village Interchange 

;=:., Mixed Use Interchange 
~ New Community 
~ Airport .... 
-::: 

Tradeport 
~ 
·1;; Rural 90 190 14 

"" Rural Community Preserve 
i::::: 

Coastal Rural 1,300 

Outer Island 1 45 

Open Lands 

Density Reduction/ Groundwater Resource 

Conservation Lands Upland 

Wetlands 

Conservation Lands Wetland 

Unincorporated County Total Residential 4,104 3,962 5,870 3,313 ~ 
19,475 

Commercial 1,100 1,944 2,100 226 1,300 

Industrial 320 450 900 64 300 

Non Reeulatory Allocations 
Public 3,550 3,059 3,500 2,100 15,289 

Active AG 2,400 

Passive AG 815 

Conservation 9,306 2,969 188 14,767 1,541 

Vacant 975 594 309 3,781 g,ggG 
9,999 

Total 19,355 12,978 12,867 27,466 47,904 

Population Distribution (unincorporated Lee County) 34,538 36,963 58,363 13,265 153,011 

(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 411912018 

Southeast North Fort 
Buckingham Bayshore 

Lee County Myers 
Estero 

365 9 

2,600 

110 450 

6,690 1,700 

382 454 

140 66 950 

15 31 6 30 

500 50 635 1,350 

3,100 

45 1,800 

4,000 2,100 

4,015 10,753 3,326 3,254 6,230 

68 1,687 18 1,700 139 

7,246 554 5 87 5 

12,000 4,000 1,486 7,000 1,500 

7,171 200 411 125 900 

17,521 1,532 3,619 200 4,000 

31,210 1,317 336 5,068 864 

470 2,060 1,000 800 530 

79,701 22,103 10,201 18,234 14,168 

1,270 71,001 6,117 25,577 8,760 
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TABLE 1 (b) Year 2030 Allocation 

(Amended by Ordinance No. 02-02, 03-19, 05-19, 07-13, 09-15, 09-16, 10-15, 10-16, 10-40, 10-43, 14-14, 15-10, 16-02, 16-17, 17-12, 17-23, 18-06) 
Printed 4/19/2018 
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(239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

Lee County Homes 
Comprehensive Plan Map Amendment 

Public Facilities Impacts Narrative 
Exhibit-TS 

This analysis considers the proposed Comprehensive Plan Text Amendment in the context of the 
projected impact on public facilities related to the companion Comprehensive Plan Map 

Amendment. The two companion amendments are interrelated as the anticipated impacts to 
public facilities of the text changes to Table l(b) of the Lee Plan are interrelated to the change in 
the proposed future land use designation of the subject property on Map 1 (Future Land Use 
Map) . Map 16 (Lee County Planning Communities) is also considered within the context of the 
analysis for the Comprehensive Plan Text Amendment. Map 16 will not be amended; however, it 
is directly impacted by any changes made to Table l(b). 

The analysis is based on the final development scenario for the ±345 acres owned by Lee County 
Homes Associates I; LLLP. The proposed Comprehensive Plan Map Amendment to the Outlying 
Suburban FLU Category is for property located within The Fort Myers Shores Planning 

Community. A concurrent Planned Development Amendment will be submitted to provide 
details regarding the future development of the property. The existing approved Buckingham 345 
Residential Planned Development per Resolution Number Z-05-074 allows for 690 dwelling units, 
the maximum allowed by the existing Sub-Outlying Suburban FLU . The requested Future Land 
Use Map Amendment will increase the maximum density of the subject property by 345 dwelling 
units for a total of 1,035 dwelling units. The following analysis establishes that the additional 
proposed dwelling units will not adversely impact public services. 

Potable Water 
The subject property is within the Lee County Utilities service area limits and will be serviced by 
the Olga Water Treatment Facility. According to the 2019 Concurrency Report, Lee County 
Utilities has an average capacity of 5,900,000 GPO. The 2019 Concurrency Reports indicates that 
158,611 Equivalent Residential Connection (ERC) were served by the plant in 2016. The number 
of ERCs projected in 2023 is 177,652 units . The anticipated ERUs that will be served in 2040 is 
223,893 units. 

Existing Buckingham 345 Maximum Residential 
690 ERC X 250 GPO= 172,500 GPO 

Proposed Lee County Homes Additional Maximum Residential 
345 ERC X 250 GPO= 86,250 GPO 

Total: 258,750 GPD 

W>Jj:©] . 
~ MAR O 4 2020 

COMMUNITY DEVELOPMENT 
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Fort Myers I Tallahassee I Destin t r;21, 11111··,·: 1 



Lee County Homes Public Facilities Impacts Analysis 
Exhibit-TS 

March 4, 2020 

Page I 2 

The impact analysis for potable water used the standards of the Florida Administrative Code 64E-
6 and the Lee Plan Policy 95.1.3 consistent with the Lee County Utilities Design Manual. According 
to the 2019 Concurrency Report, Lee County Utilities will have more than adequate capacity to 
service the currently approved maximum dwelling units and the additional proposed 345 
dwelling units. The additional 345 units is well within the projected growth of 177,652 ERCs to be 
served by 2023 and 223,893 ERCs to be served by 2040. Therefore, Lee County Utilities has 
adequate capacity to service the proposed development. 

Sanitary Sewer 

The subject property is within the service area limits for the Lee County Utilities. According to the 
Lee County 2019 Concurrency Report, "Lee County Utilities WWTP capacity is evaluated using 
the interlocal agreement that effectively makes the LCU and FM central systems one combined 
central system. In addition, the Concurrency Report notes there is capacity within the Fort 
Myers/Lee County Utilities WWTP Systems for 147,967 Equivalent Residential Connections (ERC) 
in 2023 and 185,093 ERC in 2040. The system currently serves 132,680 ERCs. The additional 345 
units are well within the projected growth of 15,287 additional ERCs by 2022 and 52,413 
additional ERCs by 2040. Therefore, the additional requested units can be served by the existing 
capacity. 

Existing Buckingham 345 Maximum Residential 
690 ERC X 200 GPO= 138,000 GPO 

Proposed Lee County Homes Maximum Residential 
345 ERC X 200 GPO= 69,000 GPO 

Total: 207,000 GPO 

The impact analysis for sanitary sewer utilizes Florida Administrative Code Chapter 64E-6 and the 
Level of Service Standards outlined in the Lee County Concurrency Report and the Lee County 
Utilities Design Standards Manual. The proposed Amendment shows an increase in demand for 
Sanitary Sewer by 69,000 GPO for the proposed 345 units. The additional units are well within 
the projected growth of 15,287 ERCs which can be served in 2022 and 52,413 ERCs which can be 
served by 2040. Therefore, the capacity is available to service the additional units proposed. 

Solid Waste - Lee County Resource Recovery Facility and Lee-Hendry Regional Landfill 

LOS Standard= 7 pound/day/capita 
Current Facility Capacity= 5.7 tons/day 

Existing Buckingham 345 Maximum Residential 
690 Dwelling Units X 2.35 persons per unit= 1,622 persons 
1,622 people X 7Ibs/day = 11,350.5 lbs. 



Lee County Homes Public Facilities Impacts Analysis 
Exhibit-TS 

March 4, 2020 

Page I 3 

Proposed Lee County Homes Maximum Residential 
345 Dwelling Units X 2.35 persons per unit= 811 persons 
811 people X 7Ibs/day = 5,675.3 lbs. 

Total: 17,025.8 lbs. 

According to the 2019 Lee County Concurrency Report, all unincorporated areas of Lee County 
are consistent with the Level of Service standard set forth in the Lee Plan for solid waste. 

"At the total available system capacity of 1,134,667 tons per year, the Lee County /WMS would be 
capable of providing a 7.0 lbs./capita/day level of service to a full-time combined Lee and Hendry 
County population of 753,489." 

The increase in density based on the proposed plan amendment will result in the generation of 
an additional 5,675.3 pounds per day, which can be accommodated by the current capacity of 
the Lee County Resource Recovery Facility and the Lee-Hendry Regional Landfill. 

Surface Water/Drainage Basins - South Florida Water Management District 
According to the Lee Plan Map 18, the subject property is within the Olga Creek Watershed area. 
According to the Lee Plan Policy 95.1.3 the LOS Standard for storm water management facilities 
is a surface water management system designed to SFWMD standards. The proposed 
development will obtain an Environmental Resource Permit from the South Florida Water 
Management District ensuring consistency with these requirements. 

Regional Parks: 
The 2019 Lee County Concurrency report states there are 3,029 acres of regional parks operated 
by Lee County, roughly 43% of the existing regional park acreage when considering all 
jurisdictions. No new facilities are planned within the fiscal year. "There are no new regional 
parks planned in the next fiscal year or in the CIP. As a result, there is no new regional park 
acreage to be added to the inventory for next year." 

Regional Park Level of Service 
"The inventory indicates a total of 7,051 acres of existing regional parks operated by local, state 
and federal governments. The capacity needed to meet The Lee Plan non-regulatory level of 
service standard of 6 acres per 1,000 total seasonal county population is equal to: 

842,000 [seasonal county population] * (6 acres/1,000) = 5,052 acres. 

The existing inventory meets the regional park level of service standard in the county for the year 
2018 and will continue to do so at least through the next five years of the CIP ... " 



Lee County Homes Public Facilities Impacts Analysis 
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The additional 345 residential dwelling units will not negatively impact the Regional Parks Level 
of Service. The 2019 Concurrency report indicates that the existing parks "meets the LOS 
standard in the county for the year 2018 and will continue to do so at least through the next five 
years of the CIP." It should be noted that the Office of Economic and Demographic Research 
identifies the Lee County medium population as 892,108 in 2030, the current time horizon of the 
Lee Plan. The Lee Plan non-regulatory level of service standard for this population is 5,352.6 acres 
of Regional Parks. Lee County currently has 7,051 acres of Regional Parks. There is adequate 
acreage within the currently developed Regional Parks within the County to meet the need of 
the proposed 345 dwelling units. 

Community Parks: 
Community Park Level of Service 
"The capacity needed to meet The Lee Plan non-regulatory level of service standard of 0.8 acres 
per 1,000 total permanent county population, unincorporated areas only, is equal to: 

355,737 [permanent county population/unincorporated areas only]* (0.8 acres/1,000) = 285 
acres. 

The existing inventory meets the community park level of service standard in the county for the 
year 2018 and will continue to do so at least through the next five years of the CIP ... " 

The additional 345 residential dwelling units will not negatively impact the Community Parks 
Level of Service. It should be noted that the Office of Economic and Demographic Research 
identifies the Lee County medium population as 892,108 in 2030, the current time horizon of 
the Lee Plan. The Lee Plan non-regulatory level of service standard for this population is 713.7 
acres of Community Parks. Lee County currently has 743 acres of Community Parks. There is 
adequate acreage within the currently developed Regional Parks within the County to meet the 
need of the proposed 345 dwelling units. 

Public School: 
The proposed development site is within the East Zone, sub-zone E-2. The LOS Standard for 
Elementary, Middle, and High School is based upon Permanent FISH capacity and is 100% as 
adjusted by the School Board annually to account for measurable programmatic changes. The 
calculations below are based on analysis from the 2019 Concurrency Report. These calculations 
will be revised if warranted upon receipt of the Lee County School District's letter of availability. 



Existing and Proposed Students: 

Lee County Homes Public Facilities Impacts Analysis 
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March 4, 2020 
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Existing Buckingham 345 Maximum Residential: 
690 dwelling units x 0.295 students/household= 204 

Proposed Lee County Homes Maximum Residential: 
345 dwelling units x 0.295 students/household = 102 

Total: 306 students 

Lee District School Board- East Zone, E-2 
Elementary Schools (Gateway, Harns Marsh, Manatee, River Hall, Sunshine, Tortuga 
Preserve, Treeline} 
Actual Enrollment 2019 = 6,909 
Seats Available= 86 

FISH Capacity= 6,823 

Middle Schools (Harns Marsh, Oak Hammock, Varsity Lakes} 
Actual Enrollment 2019 = 4,179 FISH Capacity= 3,770 
Seats Available= 409 

High Schools (Lehigh Senior, Riverdale} 
Actual Enrollment 2019 = 4,587 FISH Capacity= 4,129 
Seats Available= 458 

The additional 345 residential single family dwelling units will increase the number of students in 
the East Zone by 102. The total number of students for the proposed Residential Planned 
Development will be 306. Based on the 2019 Concurrency Report the projected 2019 to 2020 
totals for the entire East Zone demonstrate a deficiency at the middle school and high school 
level. The middle school level deficit will be 439 students. To address the immediate deficit, 
additional portable seats will be added at Harns Marsh, Oak Hammock and Lehigh middle 
schools. A new 1,200 seat middle school is programmed to open in the 2020-21 school year. 

The high school deficit is 524 seats. An addition built at Lehigh High school will provide an 
additional 496 seats. Lee County Schools has acquired a school site in Gateway within the East 
Zone for a future high school, which is expected to open August 2021 and provide 1,520 seats. 
All projected deficits in the East Zone will be addressed within the 2030 time horizon of the Lee 
Plan. 

School Impact Fees, which are assessed at the time of building permit issuance will be available 
as a source to fund the any deficit in student seats attributed to the Residential Planned 
Development. The timing of the Impact Fee payment ensures the resources necessary for the 
number of homes to be built are 
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available. Any of the 1,035 proposed dwelling units that are constructed, will be assessed impact 
fees consistent with LDC Section 2-400 through 2-415. 

A request for a letter of available capacity to serve the proposed residential planned 
development was requested from the Lee County School District. The letter is expected to 
contain similar information to the analysis above, which was extracted from the 2019 
Concurrency Report. Upon receipt of the letter any necessary revisions to the analysis above will 
be completed and an updated Public Facilities will be submitted. 
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January 7, 2020 

Heather M. Urwiller 
Morris Depew, Inc 
2914 Cleveland Ave 
Foti Myers, FL 3390 I 

RE: GL Homes (f.k.a Buckingham 345) 

Dear Ms. Urwiller, 

LeeTran has reviewed the request for service availability regarding GL Homes 
(flea Buckingham 345), located southeast of Buckingham Road. After reviewing 
the site and comparing the location with our existing and planned route locations 
according to the 2016 Transit Development Plan (TDP), the following has been 
determined: 

• Currently, the closest route to the identified site 1s the Route I 00 along 
Palm Beach Boulevard 

• The identified site does not lie within the one-quaiter mile of a fixed-route 
corridor via safe pedestrian access. 

• The 2016 TOP does not identify the need for enhanced or additional transit 
services in the area. 

Conclusion: Developer will not be required to connect to or improve transit 
facilities because pedestrian access from proposed development to closest stop is 
greater than one-quarter mile. 

If transit services have been extended within one-quarter mile of the proposed 
development at time of a DO submittal, necessary improvements will be 
determined at that time. 

If you have any questions or require fmther information! lease do not hesitate to 
contact me at(23 9) 5 3 3-0340 or JPuente,alleegov .com. D ]Eisfil f' r, '; j , j 

s;ncecely, ~ ~ / ~1 j 
fJ<WJe fl. Pueae MAR U 4 2020 'lllJ 

COMMUNITY DEVELOPMENT 
Jorge J. Puente 
Service Planner, LeeTran Mobility Enhancement Team 

P.O. Box 398, Fort Myers, Florida 33902-0398 Phone: (239) 533-2111 
www.leegov.com 

AN EQUAL OPPORTUNITY EMPLOYER 
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FORT MYERS SHORES FIRE PROTECTION & RESCUE SERVICE DISTRICT 
12345 PALM BEACH BOULEVARD S.E. 

January 3, 2020 

Heather M. Urwiller, AICP, CFM 
Principle Planner 
2914 Cleveland Avenue 
Fort Myers, FL 33901 

FORT MYERS, FL. 33905 
(239) 694-2833 Fax (239) 694-3355 

RE: Request for Letter of Availability 

Dear Ms. Urwiller: 

Thank you for taking my phone call this morning. We discussed the Buckingham 345 property your client is 
interested in developing and your request for a Letter of Availability as it pertained to fire service response. 

The Public Protection Classification for our fire district is Class 3/10. The GL Homes (Buckingham 345) 
property should fall within Class 3 designation for fire insurance purposes since the property is within 5-miles 
of the fire station. Please remember that the other consideration is that all residences must be within 1000 feet of 
a fire hydrant. Unless there is a dramatic street configuration that would cause extended driving distance the 
property driving distance from our fire station should be 5-miles or less. 

Respectfully submitted for your review, 

~~ 
Chris Dowaliby EF,_...._~~ 
Fire Chief 

SUPPORT YOUR FIREFIGHTERS. THE LIFE THEY SA VE MAY BE YOURS. 



COUNTY 
SOUTHWEST FLORIDA 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 
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Ray Sandelli 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm . Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

January 9, 2020 

Ms. Heather Urwiller 
Principal Planner 
Morris Depew Associates, Inc. 
2914 Cleveland Ave., 
Fort Myers, FL 33901 

SUBJECT: GL Homes (f.k.a Buckingham 345) - Letter of Availability 

Dear Ms. Urwiller: 

The Lee County Solid Waste Division is capable of providing solid waste collection 
service for the approximate 995 single family units proposed for the project knows 
as GL Homes/Buckingham 345 Development located in the Buckingham area of 
East Fort Myers through our franchised hauling contractors. Disposal of the solid 
waste from this development will be accomplished at the Lee County Resource 
Recovery Facility and the Lee-Hendry Regional Landfill. Plans have been made, 
allowing for growth, to maintain long-term disposal capacity at these facilities. 

Solid Waste Ordinance (11-27) defines those residential dwelling units that are eligible to 
receive curbside residential collection service and requirements for those as multi-family 
and/or commercial dwellings. It further establishes that Property Owners will be 
responsible for all future applicable solid waste assessments and fees. 

If you have any questions, please call me at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 
Public Utilities Manager 
Solid Waste Division 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.lee-county.corri 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



Carmine 9vf.arceno 
Sheriff 

January 7, 2020 

Heather M. Urwiller 
Morris-Depew Associates 
2914 Cleveland Ave. 
Fort Myers, FL 33901 

Ms. Urwiller, 

"Proud to SerJ1e" 

State of Florida 
County of Lee 

The Lee County Sheriffs Office has reviewed your Letter of Availability request for an existing 
+-345 acre subdivision known as Buckingham 345, a Residential Planned Development that is 
approved for the development of 690 single-family dwelling units. 

The proposed Comprehensive Plan Amendment and Planned Development to permit an 
additional 305 units for a total of 995 single-family units would not affect the ability of the Lee 
County Sheriffs Office to provide core levels of service at this time. 

Law enforcement services will be provided from our Central District offices in Fort Myers. 
As this development builds out, we will factor its impact into our annual manpower review and 
make adjustments accordingly. At the time of application for a Development Order or building 
permit, we request that the applicant provide a Crime Prevention Through Environmental 
Design (CPTED) report done by the applicant and given to the Lee County Sheriffs Office for 
review and comment. 

Please contact Community Response Unit Manager Beth Schell at (239) 477-1676 with any 
questions regarding the CPTED study. 

Respectfully, 

"The Lee County Sheriff's Office is an Equal Opportunity Employer" 
14750 Six Mile Cypress Parkway • Fort Myers, Florida 33912-4406 • (239) 477-1000 
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January 16, 2020 

Heather Urwiller 
Morris Depew 
2914 Cleveland Ave. 
Fort Myers, FL 33901 

Re: Letter of Service Availability - Buckingham 345 

Ms. Urwiller, 

I am in receipt of your letter requesting a Letter of Service Availability for the 
development of Buckingham 345 , located near Fort Myers Shores. 

Lee County Emergency Medical Services is the primary EMS transport agency 
responsible for coverage at the address you have provided. Because we currently 
serve this area and have a sufficient response data sample, we evaluated response 
times in this vicinity to simulate the anticipated demand and response. 

The primary ambulance for this location is Medic 11, located 5.6 miles west; there 
is a second EMS station within eight miles of the proposed location . These 
locations are projected to be able to meet existing service standards, as required in 
County Ordinance 08-16, and no additional impacts are anticipated at this time. 

It is our opinion that the service availability for the proposed development of this 
property is adequate at this time. Should the plans change, especially the density, 
a new analysis of this impact would be required. 

Division of Emergency Medical Services 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.lee-county.com 

AN EQUAL OPPORTUNITY AFF IRMATIVE ACTION EMPLOYER 



BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
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January 23 , 2020 

Heather M Urwiller, AICP, CFM 
Morris Depew Associates, Inc. 
2914 Cleveland Avenue 
Fot1 Myers, FL 33901 

RE: Potable Water and Wastewater Availability 
GL Homes,+/- 345-Acre Parcel for Residential Development 
STRAP # 32-43-26-00-00003.0000 and 33-43-26-00-00004.0000 

Dear Ms. Urwiller: 

Via E-Mail 

The subject prope11y is located within Lee County Utilities Future Service Area as 
depicted on Maps 6 and 7 of the Lee County Comprehensive Land Use Plan. 
Potable water and sanitary sewer lines are in operation adjacent to the property mentioned 
above. However, in order to provide service to the subject parcels, developer funded 
system enhancements such as line extensions may be reqi,iired . 

Your firm has indicated that this project will consist of 1035 single family residential units 
with an estimated flow demand of approximately 258,750 gallons per day. Lee County 
Utilities presently has sufficient capacity to provide potable water and sanitary sewer 
service as estimated above. 

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

Sanitary sewer service will be provided by our the City of Fort Myers North Water 
Reclamation Facility. The Lee County Utilities' Design Manual requires the project 
engineer to perform hydraulic computations to determine what impact this project will have 
on our existing system. 

Prior to beginning design work on this project, please meet with LCU Staff to determine 
the best point of connection and discuss requirements for construction. 

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

,,., 
~~-Recycled 

Paper 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2 11 1 
lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 
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Further, this letter of availability of potable water and sanitary sewer service is to be 
utilized for Comprehensive Plan Amendment only. Individual letters of availability will be 
required for the purpose of obtaining building permits. 

Sincerely, 

LEE COUNTY UTILITIES 

Mary Mccormic 
Technician Senior 
239-533-8532 
UTILITIES ENGINEERING 



ENGINEERS · PLANNERS · SURVEYORS 
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January 6, 2020 

Mr. Dominic Gemelli 
Long Range Planner, Planning Department 
Lee County Public School District 
2855 Colonial Blvd. 
Fort Myers, FL 33966 

Re: Request for Letter of Availability 

Exhibit M17 

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

±345 Acre Parcel for Residential Development 
GL Homes (f.k.a Buckingham 345} 

Dear Mr. Gemelli, 

Please accept this letter as a Letter of Availability request to Lee County Public Schools for an existing 
±345 acre residential subdivision, known as Buckingham 345. The subject property is currently approved 
as a Residential Planned Development by Zoning Resolution Numbers Z-05-074 & Z-00-029 for the 
development of 690 single family dwelling units. 

The applicant is applying for a Comprehensive Plan Amendment and Planned Development to permit 
and additional 305 units for a total of 995 single family units. Please see the attached aerial exhibit and 
the STRAP Numbers for the subject property, which are 32-43-26-00-00003.0000 and 33-43-26-00-
00004.0000 for reference . 

We respectfully request Lee County School District provide a letter explaining the service availability of 
Lee County Schools to the property. If you have any questions, please feel free to contact me via email 
or phone. Thank you in advance for your assistance in this matter. 

Sincerely, 
MORRIS-DEPEW ASSOCIATES, INC. 

Heather M . Urwiller, AICP, CFM 

Principal Planner 

Enclosure: Property Aerial Exhibit 
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SIGNAL SYSTEMS/DESIGN 

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

The transportation related impacts of the proposed Comprehensive Plan Amendment 
were evaluated pursuant to the criteria in the application document. This included an 
evaluation of the long range impact (20-year horizon) and sh011 range impact (5-year 
horizon) the proposed amendment would have on the existing and future roadway 
infrastructure, 

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

A methodology meeting was held with Lee County Development Services staff to outline 
the methodology that would be followed for this transportation analysis . A recent 
Comprehensive Plan Amendment was recently approved by the Lee County Board of 
County Commissioners on a project that directly abuts the Buckingham 345 project to the 
no11h and east. This project, called Portico, was processed under CPA2018-00004 and 
also included the change in land use from Sub-Outlying Suburban to Outlying Suburban. 
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Based on discussions with County stafC the methodology outlined in the Portico traffic 
analysis was followed for the analysis of the impacts of this proposed Land Use Change. 
The traffic study submitted by Portico, conducted by David Plummer & Associates, dated 
February 5, 2018, ,vas utilized as the basis for the "Background Traffic Conditions" for 
both the analysis of the impacts to the Long Range Transportation Plan as well as to the 
5-Year Capital Improvement Plan. 

The proposed amendment to the Comprehensive Plan to move the subject site from the 
Sub-Outlying Suburban Future Land Use Category to the Outlying Suburban Future Land 
Use Category would permit the residential density on the subject site to be increased from 
2.0 units per acre to a maximum of 3.0 units per acre. As previously noted, the site 
currently is zoned RPO for a maximum development of 690 residential dwelling units. 
The change in land use would permit up to l ,03 5 dwelling units on the approximately 
645 acre site, or an increase in 345 dwelling units. 

The long range transportation impact (20-year horizon) will be evaluated based on the 
comparison between residential uses that have been approved based on the RPO zoning 
versus those uses being proposed. Since it is not feasible to assume that the subject site 
will be completely,dev,el6ped in the next five (5) years, the short range transportation 
impact (5-year hbrizon) will be evaluated based on an assumed residential development 
rate for the site. 

Long Range Impacts (20-year horizon) 

As previously indicated, the analysis conducted as part of the recent Comprehensive 
Land Use Change to the Portico project, which abuts the Buckingham 345 parcel to the 
north and east, was utilized as the basis of the analysis in this repo11. The traffic analysis, 
prepared by David Plummer & Associates, is dated February 5, 2018. For the impacts to 
the Long Range Transpotiation Plan (LRTP), the 2040 projected tranic volumes reflected 
in Exhibit 4 of the Plummer TIS, titled "Future (2040) Traffic Conditions With Project" 
were combined with the projected trip generation from the 690 residential dwelling units 
that are currently approved on the Buckingham 345 project to determine the future 2040 
Background Traffic Conditions. 

Table l summarizes the uses that are currently permitted on the Buckingham 345 
prope11y pursuant to Zoning Resolution Z-05-074. 

Table l 
Permitted Residential Density 

Buckin°ham 345 CPA 
-~~ '"'--•- '" _,,,;: =~-·-' ~~~~' ·--~cc--• ·-.~----~:-.c·.:,o- __ ,. ____ ,-------·~s 

Category I Intensity i 
t Permitted Dwelling Units I 690 Single-f~_n:iux DU's 

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

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

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

Table 2 
Trip Generation - Long Range Analysis 

Buckingham 345 CPA 
------ -- •~•--• """"""" •-, """"" "' " "' -----~•-~•-•"'Y'"""" -- ---- ·---- -- - ' 

A.M. Peak Hour P.M. Peak Hour Daily 
Land Use 

In Out Total In Out Total {2-way) 

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

_ ( 1.035 Dwelling Units) 
---· 

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

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

2040 Long Range Transportation Plan Impacts 

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

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

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

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

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

The widening of Orange River Boulevard, which is in the 2040 Needs Plan, is in direct 
conilict with Lee Plan Policy 20.2. l, which states: 

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

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

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

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

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

Short Term Impacts Analvsis (2025) 

In order to estimate the short term transpotiation related impacts with the requested land 
use changes, several assumptions were made based on the amount of residential 
development that is feasible to be constructed in the next five (5) years. It was assumed 
that the site could be developed with up to 125 residential dwelling units per year. 
Therefore, for the 5-year Level of Service analysis, a development of approximately 625 
residential dwelling units was assumed. For analysis purposes these units were all 
assumed to be single-family dwelling units. Table 4 indicates the trip generation of the 
trips that were added to the 2025 roadway network as part of the short tenn transpo1iation 
Level of Service analysis. 

Table 4 
Trip Generation - Short Term Analysis 

Buckingham 345 CPA 
- -~-""'" cc ----~----

A.M. Peak Hour P.M. Peak Hour Daily 
Land Use 

In Out Total In Out Total (2-way) 

Single-Family Detached 
Housing 112 337 449 372 218 590 5,612 

(625 Dwelling Units) 

The 20 l 9/2020-2023/2024 Lee County Transportation Capital Improvement Plan and the 
2020-2025 Florida Department of Transportation Adopted Work Program were reviewed 
to determine if any future roadway improvements were planned in the vicinity of the 
subject site in the next five (5) years. Based on the review, there are no roadway capacity 
improvements identified on either work program. 

I 

' 
' a 
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Table 4A and Table 5A attached to this report indicate the projected 5-year planning 
Level of Service on the su1rnunding roadways based the trip generation as shown in 
Table 4. Following the same methodology as was followed for the 2040 LRTP analysis, 
the projected 2025 Background traffic conditions included the trips from the 5-year 
analysis as identified in the Portico CPA Traffic Analysis report, dated February 5, 2018. 
The existing traffic volumes on the various roadway links were derived from traffic data 
obtained from the FDOT Traffic Infon11ation Online resource and are volumes as 
reported for the year 2018. These volumes were then increased by a grovvth factor based 
on historical traffic count data from the FOOT Traffic Infon11ation Online resource then 
adjusted by the K & D factors to obtain the projected 2025 peak hour, peak direction 
traffic conditions. The trips from the Short Term Analysis contained in the Portico Traffic 
Report were then added to the 2025 projected volumes to determine the Background 
2025 traffic volumes and Levels of Service on the roadways in the Study Area. 

The trips from Table 4 were then added to the various roadway links projected 2025 
Background Traffic Volumes and a Level of Service analysis was completed. Based on 
the results, there are only two roadway segments show a change in Level of Service in 
2025 due to the addition of the trips from the Sh01i Term Analysis of the subject site. 
These links are Orange Rive Boulevard, which is shown to go from LOS "D" to LOS ''E" 
and on S.R. 80 between S.R. 31 and Buckingham Road, which is shown to go from LOS 
"D" to LOS "E''. No other roadway segment is shown to change in Level of Service as a 
result of the Short Tem1 Analysis. Buckingham Road is shO\vn to operate at LOS "F" in 
2025 in the Background Traffic Conditions (With Portico). This is consistent with the 
most recent Lee County Public Facilities Level of Service and Concurrency Report 
(2019), which shows Buckingham Road from S.R. 80 to Orange River Boulevard 
operating at LOS "F" in 2023 due to the currently approved density within the Portico 
and Buckingham 345 projects. 

Since the number of units that are sho\\11 to be built in the next five years ( 625) are within 
the currently number of approved units on the subject site (690), no revisions to the 
County's 5-Year Capital Improvement Program or the FDOT Work Program are 
necessary to support the change in the Future Land Use Category. 

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

The payment of road impacts fees will be the full mitigation for this project in order to 
offset the impacts the trips from the residential units have on the adjacent roadway 
network. The CPA will also generate valorem taxes, gas taxes and other revenues that can 
be utilized to fund projects that are in the LRTP and the Short Tenn Capital Improvement 
Program. 
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The proposed Comprehensive Plan Amendment would allow the future land use change 
on approximately 345 acres of property to allow the maximum residential density of 
1,035 residential dwelling units. The project site currently has zoning approval to 
construct up to 690 residential dwelling units. The analysis contained in this rep01i 
focused on the increase in residential dwelling units from 690 to 1,035, or an increase of 
345 dwelling units. 

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

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

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

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

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

Attachments 

K:\2020\01 January\01 Buckingham 345 GL Hrnnes\2-27-2020 Memorandum.doc 
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TABLES lA, 2A & 3A 

2040 LOS ANALYSIS 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2040 LONG RANGE TRANSPORTATION ANALYSIS - BUCKINGHAM 345 

GENERALIZED SERVICE VOLUMES 

ROADWAY SEGMENT 2040 E + C NETWORK LANES LOSA LOS B LOS C LOSO LOSE 

ROADWAY FROM TO # Lanes Roadwai1 Designation VOLUME VOLUME VOLUME 

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

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

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

Orange River Blvd. Buckingham Rd. SR 80 2LN Major Collector 0 0 310 660 ~ 
SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 4LD Highway 0 59 770 3,240 1,600 

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

SR31 Orange River Blvd. 6LD Arterial 0 94 2.393 3,171 3,310 

SR 31 SR80 Bayshore Road (SR 78) 4LD Arterial 0 250 1,840 I 1,960 I 1,960 

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

J - Denotes the LOS Standard for each roadway segment 

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



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

BUCKINGHAM 345 

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

ROADWAY 
Buckingham Road 

Orange River Blvd. 

SR 80 (Palm Beach Blvd) 

SR 31 

Bayshore Rd (SR 78) 

2040 BACKGROUND 2040 BACKGROUND PLUS APPROVED 
PEAK DIRECTION PROJECT PK DIR PROJ DENSITY PEAK DIRECTION 

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

FROM TO VOLUME LOS DIST. TRAFFIC VOLUME LOS 

SR 80 Site Access 1,446 F 68% 278 1,724 F 

Site Access Orange River Blvd. 980 F 32% 131 1,111 F 
Orange River Blvd. Gunnery Road 1.140 F 24% 98 1,238 F 

Buckingham Rd SR 80 990 F 8% 33 1,023 F 

Old Olga Rd. Buckingham Rd. 940 D 27% 110 1,050 D 

Buckingham Rd SR. 31 2,100 D 36% 147 2,247 F 

SR 31 Orange River Blvd. 2,970 D 19% 78 3,048 D 

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

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

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

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

IMPROVEMENTS 

NEEDED 
Add 2LN 

Add 2LN 
Add 2LN 

Add 2LN 

Add 2LN 

Add 2LN 



TABLE 3A 
2040 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS WITH PROJECT 

BUCKINGHAM 345 

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

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

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

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

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

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

SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 1,050 D 27% 53 1,103 D 

Buckingham Rd. SR. 31 2,247 F 36% 70 2,317 F 
SR 31 Orange River Blvd. 3,048 D 19% 37 3,085 D 

SR 31 SR 80 Bayshore Road (SR 78) 1,839 F 12% 23 1,862 F 

Bayshore Rd (SR 78) SR 31 1-75 900 D 5% 10 910 D 

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

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

CHANGES NEEDED 
IMPROVEMENTS DUE TO 

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

Add 2LN No 

Add 2LN No 

Add 2LN No 



TABLES 4A & SA 

5-YEAR LOS ANALYSIS 



TABLE 4A 
PEAK DIRECTION PROJECT TRAFFIC VS.10% LOS CLINK VOLUMES 

BUCKINGHAM 345 

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

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

PERCENT 

ROADWAY SEGMENT ROADWAY LOSA LOS B LOS C LOS D LOSE PROJECT PROJECT PROJ/ 

ROADWAY FROM TO CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC LOS C 

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

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

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

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

SR 80 (Palm Beach Blvd) Old Olga Rd. Buckingham Rd. 4LD 0 59 770 3,240 1,600 45% 167 21 7% 

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

SR 31 Orange River Blvd 6LD 0 94 2,393 3,171 3,310 10% 37 1.6% 

SR 31 SR80 Bayshore Road (SR 78) 2LN 0 0 281 I 970 I 1,308 35% 130 46.3% 

Bayshore Rd (SR 78) SR 31 1-75 2LN 0 0 268 I 924 I 1,245 15% 56 20.8% 

J - Denotes the LOS Standard for each roadway segment 

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

The Level of Service thresholds were for FOOT Roadways were taken from the FOOT Q/LOS Report based on data in the 2018 FOOT Level of Service Report for Lee County 
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PROJECTED 2025 LEVEL OF SERVICE ANALYSIS 
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Introduction 

PORTICO 
COMPREHENSIVE PLAN AMENDMENT 

TRAFFIC STUDY 

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

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

The applicant is requesting a Comprehensive Plan Amendment (CPA) to the Future Land Use 
Map to locate the property within the Outlying Suburban FLU Category. This amendment would 
increase the maximum residential density of the property to 1,789 single-family residential units, 
an additional 582 dwelling units. The purpose of this repo1t, therefore, is to provide a traffic 
analysis in suppo1t of the proposed CPA application to increase the allowable single-family 
residential units for the Project. 

This traffic study has been prepared consistent with Lee County's Application for a CPA, and 
provides both a Long Range Analysis and a Sho1t Range Five-Year CIP Horizon analysis. 

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

Executive Summary 

The results of the CPA traffic analysis are summarized below. 

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

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

o Orange River Boulevard from Buckingham Road to SR 80 - Recognize as a 
"po I icy constrained" road. 

The addition of these improvements to the MPO 2040 Needs Plan will address the , _, l :::.;, r~!.Jl~iri,.~-d·\1·\:'.t,>L0Jsc1Tice deficiency, without the proposed CPA. F,)(1 '[ ~( rf'1l l',;
1 lr v1 IL 1 /"1 '\ 

9 ~-·· ·~ at ~. lf; .-\l I I " • C '1 <) ) - 1 l _; !('' I ti 'l~· -":_)' - "'-:1 f1 i 1• 
! "l \l ! 
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2. The Y car 2040 improvements needed to support the proposed CPA are the same 
improvements that have been identified to support future conditions "without" the CPA. 
No changes to the MPO 2040 Needs Plan are necessary since the proposed CPA does not 
cause additional needs beyond those already anticipated without the CPA. 

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

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

CPA Traffic Studv 

The traffic study has been prepared in accordance with requirements including: i) lhc Lee Plan; 
ii) Lee County ."\pplicatio11 for a C\im11rd11."11sive Plan A1m:11dme11t; iii) Lee County MPO 2040 
Tra11spurlaliu11Pl:rn; and iv) Chapter 163 .. 1180 Cn11currc11cv, F.S. Consistent with Lee County's 
6-Qplication for a Comprdicnsivc Plan .'\.111cndmc11t (Appendix A), this CPA traffic study 
provides a Long Range Horizon analysis and Short Range (5-year) Horizon analysis. 

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

The Sho1i Range (5-year) Horizon analysis evaluates future road segment traffic conditions in 
Year 2023 on the E+C road network "with" the proposed CPA. 

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

Study Area 

As required by Section l II, Part B of the LL'e Co1111t v Co111p1-.:hensi w Plan A rnendme111 
6.QJ:ilicati\)11, traffic impacts of the proposed CPA on major roadways must be analyzed within a 
three-mi le radius of the subject property, as shown in Exhibit 2. 
Based on the three-mile criterion, the study area is generally bounded by the following. 

:> 



Studv Arca Boundarv - 3-iVlik Radius 

North - Bayshore Road and North River Road 

South Gunnery Road 

East Werner Drive 

West 1-75 

Exisling Roadway Network 

As depicted in Exhibit 1, there are several major roadways in the vicinity of the Project including 
Orange River Boulevard, State Road 80, State Road 31, and Bayshore Road. Access to the 
Project is provided via Buckingham Road, a two-lane undivided road which extends from SR 80 
in the 1101th to SR 82 to the south. 

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

Scheduled and Planned Road Improvements 

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

2040 Highway Needs Plan 

The 2040 LRTP 11 icd1way Needs Plan (Appendix B) identifies improvements that are considered 
to be the future roadway "needs" to support the anticipated county-wide demands. The following 
2040 LRTP roadway improvement needs have been adopted by the MPO within the CPA study 
area. 

" Buckingham Road from State Road 80 to Orange River Boulevard - Widen to 4 lanes. 
" Orange River Boulevard from SR 80 to Buckingham Road - Widen to 4 lanes. 
111 SR 3 l from SR 80 to North River Road - Widen to 4 lanes. 

2040 Highway Cost Feasible Plan 

The 2040 LRTI' lli!..d1wav Cost Feasible Plan (included as patt of Appendix C) identifies the 
needed improvements listed above that are considered to be financially feasible for construction, 
based on anticipated priorities and future revenues. 
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The Cost Feasible projects include those improvements that arc considered affordable, given 
revenue projections through year 2040. The Cost Feasible projects in the general vicinity of the 
Project include the following. 

SR 31 from SR 80 to North River Road Widen to 4 lanes. 

The CPA traffic analysis utiliz.es the adopted Cost Feasible Plan as the basis of analysis. The 
analysis of future year 2040 included only those roadway projects identified as Cost Feasible 
(i.e., funded improvements). Projects that were identified as needed but contingent upon 
additional funding (i.e., unfunded improvements) we1·e not included in the Cost Feasible road 
network. 

Sched u lc<l Hoatlwav I mprovcmcu ts 

The scheduled road imprnve111enls in the County are shown on: I) Lee County's Summary of 
f\lnjor Road ProiccJ~ Pronra111111ed bv Lee Counlv ~ 1:y 1.7118 tu l·Y 21122; and 2) Florida 
DOT's Adouted Five Year Work Program District O l - l.ee C:ountv.2017 - 2021. 

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

CPA lk\'elopml·nt Parameters 

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

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

l'ronosccl Dcvclnpmcnt Parameters 

Si11!:de-Famih Residential (d.u. l 

Existing 
At Year 2023 
At Year 2040 

foolno_!t,s 
I 

\\-ere not 

With CPA111 Diffesence 

35 
635 

1,207 

35 
635 

1,789 

t,vY1-;i,1r;il1 dupkx. units, tn\'mhouse unit:;, or villa units Since unit lyr,es 
rrsit.h.1 nl!~1: !r1p g;,,~nera/or has been u:>ed 111 the analysis 

4 

0 
0 

582 



Trip Generation 

The adopted Lee County MPO travel model was used to estimate the trip generation for Portico 
for the Long Range (year 2040) analysis, both with and without the proposed CPA. A single 
traffic analysis zone, TAZ #4014, was used to represent the Po1tico project. 

The 1,789 proposed units at buildout of Portico were used as inputs for this TAZ in the Long 
Range Analysis with the CPA, and the density allowed under the current Lee Plan provisions 
(1,207 units) was used as an input for this TAZ for the Long Range Analysis without the CPA. 
The input parameters used in the travel modeling are provided in Appendix D. 

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

Level of Service Standards 

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

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

Level of Service Standards 

Roadway LOS Standard 

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

Long Range (Year 2040) Comparative Travel Model Assignments 

The 2040 DI RPM (FSUTMS) travel model was used to run comparative travel model 
assignments both "without" and "with" the proposed CPA under the adopted Lee County MPO 
2040 Cost Feasible Plan. For these assignments, the future year 2040 Cost Feasible road 
network and the MPO's 2040 socioeconomic data projections were used. 
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Yea r 2040 Traffic Cond itions Withou t the CPA 

The res identia l units (1,207 residential units) inc luded in TAZ #40 14 of the Lee County MPO 's 
year 2040 trave l model were assumed to represent the future cond itio ns without the proposed 
CPA. 

The res iden tia l popu lation estima tes were de rived based on the seasona l vacancy and auto 
ownership rates that were established by the Lee Co unty MPO fo r TAZ #40 14, shown in 
Appendix D. Based on the trnve l model, the allowab le un its at the Project wo uld generate 8,878 
peak season, weekday, average da il y trnffic (PSWADT) . 

For each road segment, link volumes taken from the travel model assignment "without" the 
proposed CPA were used in the segment analysis, Exhib it 3. The trave l mode l vo lu mes 
(PSW ADT) were co nverted to peak season, peak hour, peak direct ion traffic vo lu mes using the 
MOCF, K, and D factors from the nearest co unt stat ion. 

As shown in Ex hi bit 3, the fo llowing segments are projected Lo be deficient in year 2040 without 
the proposed CPA. 

Roadwav Needs - 2040 Without CPA 

Roadwa l'.'. From To 

Buckingham Road SR 80 Orange River Blvd. 

Buck in gham Road Orange River Blvd. Gunnery Road 

Cemetery Road Buck ingham Road Goe be l Drive 

Orange Ri ver Road SR 80 Staley Road 

Orange River Road Sta ley Road Buck ingham Road 

Foot11me: 
(I ) As renectt:cl in the Lee C\\un ty 2040 LRTP Ncctls Plan 

Year 2040 Traffic Conditions With the CPA 

Needed 
II of 

Lanes 

4 

4 

4 

4 

4 

MPO 
Needs 
# or 

Lanes(I J 

4 

2 

2 

4 

4 

Consistent 
Wi th 

Needs 
Plan? 

Yes 

No 

No 

Yes 

Yes 

The proposed CPA bu ild-out parameters (1,789 resident ial units) were convc1ied to 
soc ioeconomic data for T AZ #4014 that rep resents the Project in the trave l model. 

The residentla l populat ion estimates were der ived based on the seaso nal vacancy and auto 
ownersh ip rates that were es tabl ished by lh e Lee Co unty MPO for TAZ #40 14, shown in 
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Appendix D. Based on the travel model , the proposed CPA generates 12,860 peak season, 
weekday, average daily traffic (PSWADT). 

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

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

Roadway Needs- 2040 With CPA 

MPO Consistent 
Needed Needs With 

# of # of Needs 
Roadway From To Lanes Lanes( I) Plan? 

Buckingham Road SR 80 Orange River Blvd. 4 4 Yes 

Buckingham Road Orange River Blvd. Gunnery Road 4 2 No 

Cemetery Road Buckingham Road Goebel Drive 4 2 No 

Orange River Road SR 80 Staley Road 4 4 Yes 

Orange River Road Staley Road Buckingham Road 4 4 Yes 

Footnote: 
(I) As reflec ted in the Lee County 20~0 LRTP Needs Plan. 

Summary Comparison of Year 2040 Traffic Conditions 

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

Roadway Needs Comparistln 

MPO Needs Needs 
Cost MPO Without With Diffrrence 

Roadway From To Existi11g Feasible Needs Cl'i\ CPI\ With CPA 

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

Buckingham Rd . Ornnge River Blvd. Gt1011ery Road 2 2 2 4 4 0 

Cemetery Rd. Auckinglrnm Road Gucbe l Dr ive 2 2 4 4 0 

Orungc River Bl vd SR 80 Staley Roud 2 4 4 4 0 

Orunge River Blvd Sta ley Ruud Buckingham Roud 2 2 4 4 4 0 
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The complete FSUTMS-Cube travel model run for all CPA scenarios are availnblc for download 
from 

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

Although the MPO Needs plan identifies the needed improvements on both Orange River 
Boulevard and Cemetery Road, these identified needs are in conflict with Policy 17.2. l of the 
Lee Plan, which prohibits widening of any road within the Buckingham community, except for 
Buckingham Road. The Policy states: 

"f''lllure multi-lane expansions within the Buckingham Community will be limited to rhe 
fimr-lani11g of Buckingham Roud (except for the portion of Buckinghom Road that is 
e11cn111passed by rhe Lucke!! Road E):tension). A I! other existing 1·oadways within the 
boundaries o/the Buckingham Community will remain in their two-lane config11ration " 

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

Lee Plan Objective 37.2, and accompanying Lee Plan Table 2(a), offers further direction on 
"Constrained Roads." Investigation of the policy and table finds that Orange River Boulevard 
and Cemetery Road arc not listed as constrained roadways despite the direction of Policy 17.2.1. 

Year 2040 Recommendations 

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

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

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

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

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

It is also recommended that the MPO Needs Plan be revised to eliminate the need for widening the 
constrained road segment(s) within the Buckingham community, which includes Orange River 
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Boulevard. Since the roadway is constrained by Lee Plan Policy 17.2. l, a revision of the minimum LOS 
standard for this roadway is recommended. 

It is fu1ther recommended that both Orange River Boulevard and Cemetery Road be added to Lee Plan 
Table 2(a), and recognized as constrained facilities. 

Short Range Five-Year Analysis (Year 2023) 

The 2023 D 1 RPM (FSUTMS) travel model was used to develop the travel model assignment for 
the Short Range Five-Year analysis, which used the Existing Plus Committed (E+C) road 
network. Year 2023 socioeconomic data was interpolated from the MPO's 2010 and 2040 
socioeconomic data projections for all T AZs except #4014, which was updated to reflect the 
anticipation of 635 units to be in place, coincident with year 2023. 

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

Year 2023 Traffic Conditions Without and With CPA 

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

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

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

Based on the forecasted traffic volumes, all but three mad segments within the three mile radius 
study area are expected to operate at, or above, the minimum level of service in 2023 without or 
with the proposed CPA. As shown in Exhibit 5, the following segments are projected to be 
deficient in year 2023 with the proposed CPA. 
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SR 31 

Orange River Road 

Orange River Road 

Footnote: 

SR 80 

SR 80 

Staley Road 

Needed 
# of 

To Lanes 

Bayshore Road/ SR 78 4 

Staley Road 4 

Buckingham Road 4 

Adopted 
E+C 
# of 

Lanes( 1 l Difference 

2 2 

2 2 

2 2 

(I) Committed number of lanes as shown in the Lee County S11m1nan ul :--1:ijor Ro;HI f'rnjc:cts Pro2rn111med - FY 
17il8 lo FY 21/22 and 2) Florida DOT's :\clopted Five Year Work Prn~.ram - Oi,tric_10J - Lee C.111n1v, 2017 
2021. 

Year 2023 Recommendations 

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

However, the addition of SR 31 widening from SR 80 to Bayshore Road/SR 78 is recommended 
for inclusion in the Jj~·.c::Year \\'oil Pro~ram_to address tlte forecasted need for improvements. It 
is noted that although this road segment is planned for future widening, it was not included in the 
I· i vc- Year \\' ork Prn~~r::11n at the time this report was prepared. 

Additionally, as recommended in a previous section of this report, the minimum level of service 
standard for Orange River Boulevard be modified to become consistent with the direction of Lee 
Plan Policy 17.2. l. It is further recommended that this roadway be added to Lee Plan Table 2(a), 
and recognized as a "constrained facility." 

Traffic Mitigation 

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

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

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

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

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

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

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

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

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

Project Name: Portico CPA; 5-Year Analysis 

No: 17545 
Date: 2/2/2018 
City: 

State/Province: 

Zip/Postal Code: 

Country: 

Client Name: Lennar 

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

Land Use Size PM Peak hour AM Peak Hour Weekday 

Entry Exit Entry Exit Entry Exit 

210 - Single-Family Detached Housing 

(Genera l Urban/Suburban) 635 Dwelling Units 377 222 114 342 2848 2847 
Reductio n 0 0 0 0 0 0 

Internal 0 0 0 0 0 0 
Pass-by 0 0 0 0 0 0 
Non-pass-by 377 222 114 342 2848 2847 
Total 377 222 114 342 2848 2847 
Tota l Reduction 0 0 0 0 0 0 
Total Inte rnal 0 0 0 0 0 0 

Tota l Pass-by 0 0 0 0 0 0 
Tota l Non-pass-by 377 222 114 342 2848 2847 
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LEE COUNTY GENERALIZED 

SERVICE VOLUME TABLE 



Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
April 2016 c:\input5 

Uninterrupted Flow Highway 
Level of Service 

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

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

Level of Service 
Lane Divided A B C D 

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

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

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

Controlled Access Facilities 
Level of Service 

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

Collectors 
Level of Service 

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

E 
1,640 
3,590 
5,380 

E 
860 

1,960 
2,940 
3,940 

E 
780 

1,660 
2,500 
3,340 

E 
940 

2,100 
3,180 

E 
740 
780 

1,520 
1,600 

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



FDOT Q/LOS GENERALIZED LOS 

TABLE 7 



TABLE 7 
Generalized Peak Hour Directional Volumes for Florida's 

Urbanized Areas1 

ST ATE SIGNALIZED ARTERIALS 

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

Undivided 200 690 930 
2 Divided 50 1,350 1,790 1,870 
3 Divided 80 2.040 2,690 2.820 

Minor(! signal per quarter mile) 
Lanes Median B C D E 

Undivided • 210 710 
2 Divided • 470 1,390 1,840 

3 Divided 880 2,190 2,780 

Non-State Signalized Roadway Adjustments 
(Alter co1Tesponding state volumes 

hy the indicated percent) 
Non-State Signalized Roadways - I 0% 

Median & Turn Lane Adjustments 
Exclusive Exclusive Adjustment 

Lanes lvfedian 
Divided 
Undivided 

Left Lanes Right Lanes Factors 
Yes No +5% 

Multi 
Multi 

Undivided 
Undivided 

No 
Yes 
No 

No 
No 
No 
Yes 

One-Way Facility Adjustment 
Multiply the corresponding directional 

volumes in this table by 1.2 

BICYCLE MODE2 

-20% 
-5% 
-25% 
+5% 

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

volumes.) 

Paved Shoulder/Bicycle 
Lane Coverage B C D E 

0-49% 150 390 1.000 
50-84% 110 340 1,000 > 1,000 

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

(Multiply motorized vehicle volumes shown below by numher of 
directional roadway lanes to determine two-way maximum service 

volumes ) 

Sidewalk Coverage B C D 
0-49% • 140 
50-84% • 80 440 
85-100% 200 540 880 

BUS MODE (Scheduled Fixed Route)3 

( Buses in peak hour in peak direction) 

Sidewalk Coverage 
0-84% 

85-100% 

B 
>5 
>4 

D 

E 
480 
800 

>l,000 

E 
2'. 2 
2'. I 

Lu1cs 
2 
.1 

4 
5 
6 

Lanes 
I 
2 
3 

Lanes 

Multi 

FREEWAYS 
B C D E 

2,510 3,410 4,230 4,330 
3,660 5,030 6.240 6,500 
4,820 6,670 8.310 8.670 
6,580 9,240 10,840 H 

8.150 10,990 13,000 H 

Freeway Adjustments 
Auxiliary Ramp 

Lane Metering 
+ 1,000 +5% 

UNINTERRUPTED FLOW HIGHWAYS 
Median B C D E 
Undivided 610 930 1.260 1,690 
Divided 1,840 2,660 3,350 3,760 
Divided 2,770 3,990 5,020 5,640 

Uninterrupted Flow Highway Adjustments 
i'vfedian Exclusive left lanes Adjustment factors 
Divided Yes +5%, 
Undivided 
Undi\ ideJ 

Yes 
No 

-5% 
-25% 

1Values s.hmvn are presented RS peak hour direcLional volumes for levels ofscrvicc 
and are for 1he automobile/tn,ck modes unle55 specifically staled. This table does not 
constitute a s1andard and should be used nnly for grnernl planning applications. The 
computer models from which tl1is tabfe is deriv'!d should be tL~ed for more specific 
planning applications. TI1c table and deriving computer models should not be used for 
corridor or intersection design, wher-e more refined techniques exfaL Calculations are 
based on planning applications oflhe Highway Capacity Manual and u,e Transit 
Capacily and Quality of Service Manual. 

2 Level of service for the bicycle and pedestrian modes in this tabk is based on 
number of motorized vchidt:s, not number of bicyclists or pedestrians using the 
facility. 

·' Buses fJff hourshmm "1'< only for the p<".Ji.k hour in U\G single dirro:ion oflhe highe, traffic 
flow. 

• Cannot be achieved using table input value defaults. 

•• Not applicable for tliat level of service letter grude. For the automobile mo<lc, 
volumes greater than level of &ervicc D become F because interscclion capacities ha\'e 
been reached. For the bicycle mode. the level ofservico letter grade (including F) is 
not achievable because there is no maximw-n vd1icle volwnr: th.resholL! using table 
inpul value defaults. 

Source: 
Florida Department ofTc,nsporllltioa 
Systems Planning Office 
\\ \\\~ dtlt. ~w1;;:- ll 11.,:J!!.J.!lllllly:.N(nh·~m 11 1" 1k1Jult ~lwu 

2018 FDOT QUl1LITY /LEVEL OF SERVICE HANDBOOK TABLES 
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FLORIDA DEPARTMENT OF TRANSPORTATlON 
TRANSPORTATION STATlSTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

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

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 

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

10538 C 0 0 9.00 53.30 12.30 
9800 F 0 0 9.00 55.40 12.20 
9856 C N 4 913 s 4943 9.00 63.90 11.20 
9348 C N 4665 s 4683 9.00 51.70 11. 50 
9120 C N 4581 s 'l 539 9.00 51.70 11. 80 
8793 C N 4369 s 4424 9.00 51.70 12.20 
8700 C N 4290 s 4410 9.00 52.30 11.50 
8444 C N 4178 s '1266 9.00 52.80 11. 70 
8378 C N 4156 s 4222 10.47 55.10 13. 30 
8500 C N 0 s 0 9.27 57.21 14.80 
8212 C N 4103 s 109 9.21 58.32 9.00 

AADT FLAGS: C = COMPUTED; E = MANU~.L ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTII'-L/'.\.TE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

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



COUNTY: 

C' 

" 4 656 l3UCKINGHA1V: / OR!-.NGE 

YEAR 

l 

f-,J:,~D'T 

9800 C 
9400 T 
9000 S 

400 
8000 
8400 
8400 
8500 C 

DIRECT ON l 

N 

Li 800 
700 

tJSOO 
4200 

00 

DI 2 

s 

s 

000 
00 

500 
tJ200 
4000 

0 

FLAGS: C = COMPUTED; E = 
ECOND EST 

YEAR 6 
K FACTOR: 

·k 

ON 

'✓ E"l 

9.50 
9 _ 0 
9.50 
'::> C-() .,, ~ ::,J\ . .; 
a ~-: 
:;; . .) 

9.50 
9. 0 
9~5 

D ?ACTOR 

55.2 
5 . SC 
SIJ.80 
55.5 
C: ,, r-,_r, 
:J:, .. Lu 

5 . C< 
55.30 

.20 

YEAR EST 

?ACTOR 

~ 9 0 

,g ¥ 30 
8.30 

cu, 
-•.J 

. 2 
0. C 
2.40 

ESTilYlliTE; R =~ F1O!JRTH E 
SlXTH YEAR ; X = UNKNOii'/N 
DARDK, PRlOR YEARS ARE K30 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2018 HISTORICAL All.DT REPORT 

COUNTY: 12 - LEE 

SITE: 4202 - ORANGE RIVER BLVD, W OF BUCKINGHA:'1 RD 

YEAR 

2018 
2017 
2016 
2015 
2014 
2013 
2012 

Al\.DT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

8400 C E 4200 w 4200 9.50 55.20 8.00 
7500 S E 3700 w 3800 9.50 54.90 7.40 
7100 F E 3500 w 3600 9.50 54.80 7.00 
6700 C J:, 3300 w 3400 9.50 55.50 5.90 
6400 S 9.50 55.20 15.60 
6300 F 0 0 9.50 55.00 5.10 
6300 C E 0 w 0 9.SO 55.30 5.60 

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

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 
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FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION S';'ATISTICS OFFICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

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

YEAR 

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

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

33500 C E 16500 w 17000 9.00 55.20 9.30 
33500 C E 16500 w 17000 9 r,n 

• V V 54.40 8.50 
35000 C E 17500 w 17500 9.00 57.70 8.20 
32000 C E 16000 w 16000 9.00 57.50 9.00 
29500 S E 15000 w 14500 9.00 56.80 9.20 
28500 F E 14500 w 14000 9.00 56.50 9.20 
28500 C E 14500 w 14000 9.00 54.20 9.20 
29500 F E 14500 w 15000 9.00 56.20 9.40 
29500 C E 14500 w 15000 9 07 ~ .;.; .J.. 56.34 9.40 
29500 C E 14500 w 15000 9.98 55.90 9.50 
30000 C E 15000 \'il 15000 10.16 57.01 8.10 
34000 C E 17000 w 17000 10 .16 54.76 8.50 
36000 C E 18000 w 18000 10.23 54.38 11. 00 
31500 C E 15500 w 16000 10.30 54.10 12.10 
29500 C E 14500 w 15000 9.90 54.30 12.10 
28000 C E 14000 w 14000 9.80 55.60 7.80 

Al\.DT FLAGS: C = COMPUTED; E = MANUAL EST IM.ATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR SSTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIJVLATE; 6 = SlXTH YEAR C:STIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARCK, PRIOR YEARS ARE K30 VALUES 
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FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS O~'FICE 

2018 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

STTE: 0030 - S?. 31, NORTH OF SR 80/Pl'.LM BEACH BOULEVARD LC391 

YEAR 

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

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

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

8700 F N 4300 s 4400 9.00 56.80 14.90 
8500 C N 4200 s 4300 9.00 56.50 14.90 
8700 C N 4400 s 4300 9.00 54.20 13.80 
8500 F N 4200 s 4300 9.00 56.20 13.70 
8500 C N 4200 s 4300 9.91 56.34 13. 70 
7800 C N 3800 s 4000 9.98 55.90 13.40 
8500 C N 4200 s 4300 10.16 5·1.01 12.80 
8700 C N 4300 s 4400 10.16 54.76 10.80 

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

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

A.ADT FLAGS: C COMPUTED; E = MANUAL EST:MJI.TE; F = FIRST YEAR ESTIM.14.T:': 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMJI.TE; R = FOuRTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTE YEAR ESTIMJI.TE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEA~S ARE K30 VALUES 
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Table 18: Exist in g and Future Roadway LOS on County-Ma intai ned A11erials in Un in corporated Areas 

100TH HIGHEST HOUR DIRECTIONAL VOLUMES 

ROADWAY LINK STANDARD 2018 2023 
EXIST 

NAME FROM TO TYPE LOS MAX LOS ING LOS FUTURE NOTES 

ALABAMA SR 82 MILWAUKEE BLVD 2LN E 990 C 459 C 482 RD 1--------+------- - --t---+---t-----+-- --ti-----t--+-----ti------ -~ 

MILWAUKEE BLVD HOMESTEAD RD 2LN E 990 C 459 D 482 
ALEXAND-
ER BELL ,__S_R_8_2 ___ __ -+_M_I_LW_ A_U_K_E_E_B_L_V_D_ ---+---+--+----+-----t~----+--+--2LN E 990 D 486 D 511 

BLVD 

ALICO RD 

BEN HILL 
GRIFFIN 
PKWY 

BUCKING
HAM RD 

COLLEGE 
PKWY 

CORK-
SCREW RD 

MILWAUKEE BLVD LEELAND HEIGHTS 

US 41 DUSTY RD 

DUSTY RD LEE RD 

LEE RD THREE OAKS PKWY 

THREE OAKS PKWY 1-75 

1-75 

BEN HILL GRIFFIN 
BLVD 

AIRPORT HAUL RD 

GREEN MEADOW 
DR 

ESTERO PKWY 

BEN HILL GRIFFIN 
BLVD 

AIRPORT HAUL RD 

GREEN MEADOW DR 

CORKSCREW RD 

FGCU ENTRANCE 

FGCU ENTRANCE COLLEGE CLUB DR 

COLLEGE CLUB DR ALICO RD 

ALICO RD 

SR 82 

GUNNERY RD 

ORANGE RIVER 
BLVD 

McGREGOR BLVD 

WINKLER RD 

WHISKEY CREEK 
DR 

SUMMERLIN RD 

BELLA TERRA BL VD 

ALICO RD 

6 L's FARMS RD 

TERMINAL ACCESS 
RD 

GUNNERY RD 

ORANGE RIVER 
BLVD 

SR 80 

WINKLER RD 

WHISKEY CREEK DR 

SUMMERLIN RD 

US41 

ALICO RD 

6 L's FARMS RD 

COUNTY LINE 

2LN E 

4LD E 

6LD E 

6LD E 

6LD E 

6LD E 

2LN/ 
4LD E 

2LN E 

2LN E 

4LD E 

4LD E 

6LD E 

4LD E 

2LN E 

2LN E 

2LN E 

6LD E 

6LD E 

6LD E 

6LD E 

2LN/ 
4LD E 

2LN E 

2LN E 
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990 D 486 D 579 

1,980 B 1.043 B 1.096 

2,960 B 1,043 B 1,484 

2 960 B 1.043 B 1,209 

2,960 B 2,345 B 2.465 

2,960 B 1,243 B 1,390 

1,100/ 
1,840 C 366 C 770 

1,100 C 366 C 384 

1.100 B 131 B 224 

2,000 B 1,224 B 1,287 

2,000 B 1,224 B 1,330 

3,000 B 1,101 B 1,193 

1,980 A 1,033 A 1,086 

990 D 468 D 492 

990 D 488 D 508 

990 D 529 F 1 198 

2,980 D 2,292 D 2,409 

2,980 D 2,031 D 2,135 

2,980 D 2,031 D 2,135 

2,980 D 1.772 D 1,862 

1,140/ 
1,960 B 235 C 628 

1,140 B 246 C 552 

1,140 B 182 C 509 

Shadow Lakes 

Alico Business 
Park 

Three Oaks 
R ional Center 

vie= 0. 79/0.83 

4 Ln conslr 201 B, 
2017 count 

2017 count 

EEPCO stud 

2017 count 

2017 count 

vie= 0.53/1 .21 
Buckingham 345 

& Portico 
v/c = 0,77/0.81. 

2016 count 

4L CST FY 22123, 
Corkscrew 

Shores, 2017 
counl 

The Place, 2017 
count 

2017 count 
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-, 

Table 6-1: Cost Feasible Projects : Road Projects - (in S 1,000} 
Lee County 

a. --- ' '·. lr.F.Jf -~-mu :zr:;;;:;. ii ~-~ ~ -· tm ~ 7rn:Ii 
Big Carlos Bridge Replacement NI N Bridg CST S27,000 $0 SO 

- - - +- -
Big Hickory Pesa Bridge Replacement NI N . Bridge CST $0 $1 2,7 $0 S12,750 $10,530 

- -- ~~--- ·------ - -+ - -
Cape Coral Bridge Replacement N/ N Bridge CST SO $123, $123,750 $85,400 

--~ I --
New Pass Bndge Replacement I!.. _ _ ~ I Bridge CST $8,970 ~ SO $6,970 $680 

Little Carlos Pass Bridge Replacement _ N/ __ ,_ _ N ___ L_ Bridge CST S4,150 S SO S11 , 140 SS.780 

LiWe Pine Island Btidge Replacement Ni _, N I Bridge .!_EICST $0 S $6,07 $6,070 $3,000 

Orange River Bridge Replacement NI N I Bridge PE/CST 52,520 S SO S2,520 52.000 
- --..- -- - t - --

Alva Drawbridge Bridge Replacement NI • N ~-L Bridge ~ $2,440 --~ $0 $2,440 $2,000 

Alva Drawbridge Bridge Replacement NI N I Bridge CST SO $36,0 SO $36,000 524,000 
I 

Harbor Drive Btidge Replacement _ • _ ~ NI _ _ " N i_ Bridg_e __ ~ PE/CST $1,260 ! $0 S1 ,260 $1.000 

Stringfellow Brdlge Replacement N/ N Bridge PE/CST SO S SO 51 ,4'10 51 ,ODO 

Hancock Creek Bridge Replacem-;;;,I ,- - ~ - NI - N r Bridge PE/CST $0 - S $0 $4,440 $3,000 
-- --- --- --- - -- - -·-"- - - - ---- ------+ ---

Buct<ingham Road over Orange River NI N Bridge PE/CST SO S S5,56 S5,560 $3 ,000 

;,~s~i1:i10~ Circle Bridge Replacement NI N Bridge PE/CST so [ S $1,64 $1 ,640 $1,000 
- ,___ -- e.. - -- • ~ 

North River Road Bridge Replacement NI N Bridge PE/CST SO I S S1 ,40 S1 ,400 $750 
. - --r-- t· -

North Rlver!oad Brtdge Replecem~ ___ ~ ..._ _ ~ N___ __ _ Bridge PE/CST SO J ~~ $1,400 $750 

North River Road Bridge Replacement N/ N Bridge PE/CST SO , S S1,40 S1,400 $750 
~ I 

North River Road Bridge Replacement NI ._ __ ~- t Bridge _ PE/CST SO _; $ $1,40 $1,400 $750 

Pine Island Road over Porpoise NI N Bridge PE/CST SO I S S5,56 SS,560 $3,000 

Pine Island Road over Pine Island Creek NI ' N , Brtdge PE/CST SO $ $5,56 $5,560 $3,000 - -- - _ __.____ ...... 
Crystal Drive Reronstruction NI N Reconstruct 2L CST 57,330 S SO S7,330 $5,800 ---.,- .. .,._ 
Estero Phase 5 NI N Reconstruct 2L CST $9,800 $ $0 $9,800 $7,750 

~ ... ·r - '4-- - - _..,. 
Estero Phase 6 NI N Reconstruct 2L CST S9,800 S SO S9,800 $7,750 

Allco Road Airport Haul Road AIICO Connector \Mden 2L lo 4L PE $0 S $5,07 SS,070 $3,250 
- - ---- - ---- - -

Alice Road Airport Haul Road Alice Connector Widen 2L lo 4L ROW SO S $20,600 $20,600 $8,780 
r -, -

Alico Road Airport Haul Road AIICO Cormectot Wide 2L to 4L CST $0 $ $41,330 $41,330 $21,640 

Alice Connector Allco S New 4L PIR/CST SO S $119 ,00 $119,000 $51,700 - - . 
Corkscrew Road Ben Hill Griffin Preserve Widen2Llo4L PE $1,220 $ $0 $1,220 $1,000 

------ - ----"~ ~ - - !-- -- --- -
Corkscrew Road Ben Hill Griffin Preserve Widen 2L to 4L CST $29,260 S SO $29,260 $23.040 

F>roject Phases• PD&E: Project Development and Environment; PE: Project Engineering and Design; ROW: Right-of-way Accuisition; CST: Project Construction 

THE 2040 COST FEASIBLE 



Ccrkscraw Road 

Corkscrew Road 

Burnt Store Road 

Homestead Road -- --- --------,-
Home3tead Road 

Homestead Road 

Homestead Road 

Homestead Road 

Utttclon Road 

Preserve Enlrance 

Preserve Entrance 

Van Buren Per1<way 

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

Nico Widen 2l to 4L ROW $6,690 $0 - -
Alico Widen 2L lo 4L CST $0 $30,050 1 

C~ar!oue Co/Line VI/Iden 2L to4L CST $0 $0 

$ 

s 
$6,690 

$30,050 

(in $1,000) 

$4,650 

S20,030 

S53:000 $53,000 $78,370 

~i:aukee ;oulev:rd _J__ Sunrise Bou; ard ----Widen 2L to 4L 

Milwaukee Boulevard Sunrise Boulevard Widen 2L to 4L 

PE $0 $3,110 7 ---,---
s S3, 110 $2,250 - --- ~ --

CST $0 $0 S56.010 $56,010 S15,030 

Milwaukee Boulevard 

Milwaukee Boulevard 

Milwaukee Boulevard 

Corbett Road 

SR 82 Widen 2L lo 4L ~ E SO • SD ~ ,39~ - S5,390 [ $3,460 

SR 82 Widen 2Lto 4L ROW _ $0 
1 

$0 $21 .930 $21 ,930 $9,350 .

1 SR 82 Widen 2L to 4L CST SO $0 i S44.01{ $44.010 [ $23,040 

US 41 Widen 2Lto 4L PE $2,200 $0 $ $2,200 $1,800 
--- - +-- - -- - r- --

Littleton Road ~----~---Corbell Road . US 41 Widen 2Lto 4L ROW $9,080 _j_ SO S $9,080 $6,860 

1.JtUetonRoad : Co~ d J ---US4 1- --:- Wlden2Lto4L CST $0 $ 18,030 $ $18,030 
1 

$12,020 

Littleton Road _ . Business 41 _ -~: _ _ US 41 _ Widen 2L lo 4L PE $0 I SO $2,350 f $2,350 1 $1 ,500 

Littleton Road f Business 41 E US 41 Widen 2L to 4L ROW $0 • $0 $9,540 $9,540 $4,070 

Littleton R~d__ Busin..:ss 41 _ _ US 41 -- • - - Wld~ CST _so so S19;1 3({ $19,130- ~ 020 

Daniels Parkway Gateway Boulevard -~-- SR 82 Widen 4L to SL PE $0 $0 $7,240 $7,240 $4,640 

Daniels Parkway Gateway Boulevard I __ SR 82 ___ Widen 4L to 6L CST $0 $0 S59.~ S59.020 L S30,900 

Ortiz Avenue Dr Martin Luther King Jr Luckett Widen 2L to 4L CST $11,840 $0 S S11 ,840 $9,330 

Ortiz Avenue Coi;;;,ial B;;;;eva-;-r ~ r ~art;~ _i: 1h~·,;;n; Jr Widen 2L to ~ CST $16,850 l SO ~ I S1 6.850 j $13,270 

Luckett Road Ortiz Avenue 1-75 VI/Iden 2Lto 4L CST $8,460 $0 S S8.460 $6,610 

Luckett Road 

Luckett Road 

Luckett Road 

-~ B-;;;ingham Roa_d _____ N~w PE __ $0 __ 1 _!o -;,7~ $9.73o_j $6,230 

Eastofl-75 Bucklngh~ Road _ _ N_ew _____ ROW $0 $0 $70,74~ $70,740 $30,160 

East of 1-75 Buckingham Road New CST $0 $0 S79,360, 

Easl of 1-75 

s19.3so l $41 ,550 
~ ~ . 

Luckett Road Buckingham Road Gunnery Road VI/Iden 2L to 4L PE $0 $0 S'l,930 -------------~--------Luckett Road Buckingham Road Gunnery Road L Widen 2L to 4L l~ w $0 • $0 S20,02 

Luckett Road 

Luckett Road 

Luckett Road 

Luckett Road 

Buckingham Road 

Gunnery Road 
----., 

Gunnery Road 

Gunnery Road 

Gunn~ ~ ~ - V\llden2Lto4L ~ $0 ~ $0 ~-S40,18~ 

Sunshine Boulevard New PE SO SO .S6,600· 
• I 

Sunshine Boulevard New ROW $0 SO S48,000 

Sunshine Boulevard New CST $0 $0 $53.~ 

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

56 I LEE COUNTY MPO 2040 

$4,930 $3,160 

s20.020 I _se.5Ml 
$40,180 $21 ,040 

ss,soo - j - $4-:Z:io 
$48,000 $20,470 

s53,8so I $2s,200 



Table G-1: Cost Feasible Projects: Road Projects - Lee (in $1 ,000) 

r,;j ,_4,"""f~ =•.1• ... ~T AP!t:1' 
I ~ ~i ' [tJ;·~- i 4f:Ilf:'(t-:- iM!fo. ~ ~~ 

Three Oaks Extension Oriole Road Extension Daniels Parl<way New cs $47,310 $0 $0 $47 ,310 $37,250 -
Veterans Par1cway at Santa Barbera Boulevarll Intersection p $0 $5,480 $0 $5,4S $3,970 -- - -- - - - - - -- ~ --
Veterans Parl<way al Santa Barbara Boulevard Intersection cs $0 $39,730 $0 $39,730 $26,480 

- --- - -
Bonila Beacll Road 1-75 Bonita Grande Drive \Mden 4Lto6L p $0 $1,71 0 $0 $1,71 $1,240 -- -- -- -
Bonita Beach Road 1-75 Bonita Grande Drive Widen 4L to 6L cs $0 $0 $15,810 $15 ,810 $8,275 

~ -
Colonial Bouelvard McGregor Bouelvarll us Major lntersecllons TB $4,450 $0 $0 $4,45 $3,650 - - -
NE 24th Avenue SR 78 Del Prado Boulevard Widen 2L to 4UNew cs $0 $0 $15,000 $15 ,000 $8,480 - - -- --- -
40th Street Extension east end of 4111 Street Alabama Road New p $0 $44 $0 $44 $32 -- - ·- - --
40Ih Street Extension easI end of 4th Street Alabama Road New RO $0 so $4,850 $4,85 $2,070 

~ - ....... 
40th Street Extension east end or 4th Street Alabama Road New cs $0 $0 $4,050 $4,05 $2,120 -

11 ,Ul,320 SIG2,165 
-·- -

Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design; ROW: Right- .. - • - -
_,, :_-_.--.....,.,., _ _ ,:-r _•r-.- ._ ___ .---•. u::-"'.'- $1317,400 NIA 

THE 2040 COST FEASIBLE 



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

IIi:liil ~ I •-~~· .... "". • ~- -™ ~-· I I ·.flDiEtJ ·~ f.f-819'&1 ' Total C 
.,,_~~- IPDC 

Countywide Signal Syslem Updates, I ITS CST $10.160 so so $10,160 I $8,000 
- ·- - - -

Metro Parkway Daniels Parkway south of Winkler Avenue V\llden4L lo 6L $0 $67 ,370 $44,920 --- ~ - I 
j - ---- ~ - .~ o ___ $67.370 _ l 

f _s1.2so Big Carlos Bridge Replacement Reconstruct Bridge -~ 
Big Car1os Bridge Re~l~_cement Reccnstruct Bridge 

I-75/Corkscrew Road Interchange Interim Interchange Improvements --- -t 
Interchange - --- J San Carlos Boulevard Summerlin Road Crescent Street TBD ln PDl!-E - =-----.;....~ --

San Carlos Boulevard Summerlin Road I Crescent Street l TBDinPD&E - ----,-
Old US41 I Collier County Line Bonita Beach Road Add Lanes & Reccnsll\Jct --- -r-
Old US 41 Collier County Line Bonila Beach Road Add Lanes & Reconstruct -- --·---
Old US41 Collier County Line Bonita Beach Road Add LBnes & Reccnstrud - --- -· - - 1 SR 78 Sanla Barbara Boulevard I east of Pondella \Mden•4L to 6L ---- ------- -
SR 78 Santa Barbara Boulevard east of Pondella V\llden 4L to 6L 

--· 
Burnt Store Road Van Buren Parkway Charlotte County Line Widen 2L to 4L -~- -- ____ ,_ 

I - -
Burnt Store Road i Van Buren Parkway Charlotte County line \Mden 2L to 4L ------ - -~ T - - - --
First and Second Streets Fowler Street Seaboard Street 1 way to 2 way 

- . 
First end Second Streets Fowler Street Seaboard Street 1 way to 2 way 

I Metro Paricway/Fowler 
Fowler Street Street Dr Martin Luther King Jr 4LUD to 4LD - - f;fetro"Paikvmy/rowlij '"' - - ·--- - - - - -
Fowler Street S~ et Dr Martin Luther King Jr 4LUD lo 4LD -· SR 31 - SR 80 SR 78 Widen 2L to 4L - -- - - ------=== SR 31 --- SR80 SR 78 Widen 2L to 4L 

- ---------- ---=---:-:-- -f -··f Cape Coral Evacuation Study Access --~- - --
Del Prado Boulevard Interchange New Interchange 

-- -- -7- -- -
Major Intersections Operational Studies 

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

ROW: Right-of-way Acquisition ; CST: Project Construction 
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1 

-

~ 

... 

' 

--,-

--

~ 

PE $1,530 · SO I $0 l $1,530 
- ~ 

CST $32 ,260 $0 so $32,260 $25.040 -
T I $4.270 PE/CST $4,880 so $0 $4,880 

--
ROW $10.000 so so $10.000 $8,200 

s10:ooo ..J.. ;;2;;; CST $10,000 so SO' ---
PE $2,160 so so S2. 160 $1 ,770 _,.__ _____ 

l L ~ .020_ l --
ROW so $8,820 so $4,800 

CST so $17,730 so S1 7,730 $11,820 - i 

l l r- S4,80 0 PE I so so $7,490 57.490 
""T- -----

CST so so $61 ,130 S61.T30 $32.000 

1- -r--+--PE so ~- $~ . _ so S1~ 480 _ $8,320 - .L 
ROW/CST $0 $0 $70 ,0_00 $70,000 $78 ,370 - r - -

~-$1,500 PD&E/PE $1,820 so so $1,820 

CST $0 $3,000 $0 $3,000 $2,000 -PD&E $2,440 so I $0 $2.440 $2,000 -·--PE $0 $4.830 so $4,830 $3,500 .. -
PD&E $2 ,000 so $0 $2,000 $1 ,640 

PE $2.660 so so $2 ,660 $2,180 - :,: " 
Planning S300 so 

---
SO, $300 $250 -- - -

-r-$ 1.250 t - -
IJR S1,250 $0 so $1,020 ~-

P/R/CST si,450 $12,000 $55.000 $69.450 I $38,740 

$13,110 $133,1311 $193,6211 $402,780 $261,820 ·---- -$100,200 $11,400 S20l,MO $COZ,240 NIA 



Table 6 -3 : Cost Feasible Projects : Road Projects - City of (in S1 .000 ) 

-u;,-~ ~ f mmm • r.i,:i,: fmla U!lbJ u!!Elj 
Bonita Beach Road 1-75 Bonita Grande Drive Widen 4L lo 6L PE so $1,71 0 s $1,710 $2,440 

~ - . 1 Bonita Beach Road _..L 1-75 Bonita Grande Drive Widen 4L to 6L CST $0 $0 $15 81 0 $15,810 $8,275 -- -- - ------- -- ~ ' -- -
Bonita Grande Drive Bonita Beach Road Terry Street Widen 2L lo 4L PE $0 $2,090 s $2 ,090 $1,520 ....... - ~ i 

A 

Bonita Grande Drive Bonita Beech Road Terry Street _ __j;_ Widen 2L to 4L ROW $0 so $20,580 $20,580 $8,770 ----- - - -
Bonita Grande Drive Bonita Beach Road Terry Street Widen 2L to 4L CST $0 $0 $19,320 51 9,320 $10,120 

1 t t 
Sandy Lane Extension Strike Lane Pelican Colony New 2L PE $2,010 $0 $ S2.010 $1,650 ... ~ - . 
Sandy Lane Extension • Strike Lane Pelican Colony New 2L ROW $15,500 $0 $ S15,500 $10,660 

J _ SlrikeLane -- L 
; 

Sandy Lane Extension Pelican Colony New2L 4 CST $0 $16,530 $ S18,530 $11 ,020 - ~ - - - -
Terry Street I Bonita Grande Drive lmpenal Street Widen ZL to 4L PE so SJ .090 $ $3,090 S224 , i I Terry Street Bonita Grande Drive lmpenal S1rcet I Widen 2L to 4L ROW $0 so $27.120 $27,120 $11,560 -- - 1 -

~ I 
Terry Street Bonita Grande Drive Imperial Strccl Widen 2L to 4L CST so $0 $28 ,510 $28 ,510 $14,930 . 
Bonita Beach Road I Old US41 lJS •l 

- ~ 

Reconstruction Phases $8,000 $20,000 s $28,000 $19,770 

Tall!Cool: 121,610 SQ,420 $111,340 l1 IOJ70 $100,131 
----- ··------- --- - - . 
Ill-= $26,COO $44,400 sm,11111 $227,300 NIA 

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

Table G-4 : Cost Fea s ible Projects : Road Projects - Ci ty o f (ill S1,000) 

iti•r~l'i•~1•1 ~•tilti•~w -
Diplomat Par1<way Burnt Store Road us 4L lo 4L Limited RO $0 $33,080 $0 $33,080 $18,000 --
Diplomat Par1<way Burnt Store Road us 4L to 4L Limited cs $0 $0 $76,400 $76,400 $40,000 

~ -- - - --· 
Chiquila Boulevard Cape Coral Parkwa~ Pine Island Road Widen 4 L to 6L RO $28,800 so $0 S28,800 $20,000 

Chlqulla Boulevard __ -J Cape Coral Parkway Pine Island Road v-Aden 4L to SL - - - cs so $0 $85,950 $85,950 545,000 

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

T -
NE 24th Avenue SR _J _ NE 28th Street Widen 2L to 4L - - --- -- _J_ - - --- -

-
RO $0 $0 $20,280 $20,280 $8,650 - -

NE 24th Avenue SR NE 28th Street Widen 2L lo 4L cs $0 $0 $27,310 SZ7 .310 $19,530 
~-- - - t --

NE 24th Avenue NE 28th Street Del Prado Boulevard New - - .. ---- _._ 
~ 

-
p $0 $1.750 $0 S1 ,75 $1,270 -

NE 24th Avenue NE 28th Street Del Prado Boulevard New RO $0 so $11 ,100 S11 ,100 $4,730 
--- ,-

NE 24th Avenu& NE 28th Street Del Prado Boulevard New cs $0 $0 $11,190 St1.190 $8,480 -
TOIII COIi: $21,IOO sal,170 $232,230 $211,100 $111,IIO 

·--- . -
------------:P!:!,FO,!!JP!!ict:!:,!P:;PE!,3,!;S!:!P!!S..-o,P ... o .. t ..cFc.· ... e.,.,«>joJ·l>.ct..Oe.1,1alcpmeot..and...E.mdroamnnt...P-E;..J2wject-Engineecing...ao~n· RQ\ftl• Rlghl df i9j , ... f1i1i 1ni4&T1 Rwj• al C 1 # C 

Rovo.-: 122.c~o__ _ 132~ S223,3GO $271,QOO NIA 

THE 2040 COST FEASIBLE 



Table 6-5: Cost Feasible Projects: Road Projects - City of (in S1 ,ODO) -· -•, Ii'""· ~•· ''""' I "!!: w 
: •:. ~I' I" I ' . 'il:l• llri'l•IHl'll11l~1II -. .: : ..,_-:"7 

Hanson Street Extension Veronica Shoemaker .!. Ortiz l._ Widen 2L to 4L p 
~ - · ·- -- -- · -

Henson Street Extension Veronica Shoemaker Ortiz I Wden2L to4L RO $0 $0 $12,900 $12,900 $5,500 - -
$30,~~940 1 Hanson Extension Veronica Shoemaker Ortiz Widen 2L to 4L cs $0 $0 $16,200 

- _,......_;...;,,.. - ---- -
Henson Street Fowter Veronica Shoemaker Widen 2L to 4L p $2,930 $0 $0 $2,93 $2.400 -

$10,080 J . Hanson Street I Fowler Veronica Shoemakei Widen 2L to 4L RO $1 0,080 $0 $0 I $7,000 

·r . - I -· 
Hanson Street Fowler Veronica Shoemaker, Widen 2L to 4L cs $0 $9,750 $0 $9,75 $8,500 -~- - - - - - - - -~ -
Hanson Street us ' Fowler Wden 2L to 4L p $1,100 $0 so $1 ,10 $90 -- - ----· "! - .. - --t--- - - ~~ ..,._ 
Hanson Street us . Fowler Widen 2L to 4L RO $0 $6,430 $0 $6,43 $3,500 -- - -- - - -- --- - -·--
Hanson Street us Fowler Widen 2L to 4L cs $0 $6,320 $0 $6,32 $4,210 - -----,-- --......---- --· -· .-
Edison Avenue us Fowler _.t_ Widen 2L to 4L p $0 $0 $1,410 $1,_41 $90 - ---'-- - -----'~~ - -----•-------- - ------- ~ -· 
Edison Avenue us Fowler Widen 2L lo 4L RO so so $9,620 $9,62 $4,100 

----- --- ·- - --,- -- - ·- ·--r- - -~- ~~ -- --
Edison Awnue us Fowler • Widen 2L to 4L cs $0 $0 $1 1,480 $11,480 $6,010 - -

Total Coll: $1.,110 $27,%70 S&U5CI $107,730 Sli0,&80 ·- ----·-
Project Phases - PD&E: Project Development and Environment; PE: Project Engineering and Design; ROW: Right- •• · ~ •• ••• ~1! ,IJ!O_ ~--~----- J~_lOO 

s10,,q0 NIA 
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Table 6-6: 2U40 Cost Feasible Projects: Priva te/Grant Funded Projects 

SR 31 

SR31 

East West 

SR 78 

SR 80 

Ben HIii Griffin Pkwy 

Charlolte County Line 

SR 78 

Alico Roed 

Widen 2L to 4L CST 

Replace Bridge 2L to 4L ROW/CST 

Interchange Imp. ROW 

TalalCost 

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

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

$34.990 

$52,880 

so 

ffl,IIO 

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

r; m •: rjjT:) lm:iil (lil UiJf!i·t.-Iht,:111 lillii!!:l 

ooac D. 1abama Roac 

Homestead Road 'Mden 2L to 4L CST SR B2 

1-75 

SR 82 

Aloboma Rood 

al Colon ial Boulevard 

Homes!Oad Road 

Interchange Improvement ROW/CST 

Hendry County Line 'Mden 2L to 4L 

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

CST 

TalllCost 

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

Traffic OPl!I a!!ons_ C_enl,tr_ Oper,aU.ons_ 
Bus Replacements 

Transporlation Enhancemenl Box 

TCIIIII 

.. _;1 .soo 
$7,500 

S16,000 

$21,000 

S,,500 

$7,500 

S16,000 

$21,000 

$3 ,00Q. 

$1 5,000 

$32,000 

NO,GGD 

~ 

E+C Now 

E+C Now 

E+CNow 

_l;6,000 

$30,000 

S1GG,IICID 

$0 

$48,110 

141,110 

so 

$0 

$0 

so 

~ -··fllfll~ 
,o 

so 

(in S1, 000) 

$3,640 

$18,080 

... ,IOI 

,0 

so 

$34.990 

$52,880 

$46,11 0 

$133-

~ 

$0 

(in S1 ,000) 

$27,550 

$41,710 

$31,070 

$100,i30 

(in S1 ,DOU) 

Total Coat 
IIIOCI 

so 

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

THE 2040 COST FEASIBLE 



LEE MPO 2040 LONG RANGE 

TRANSPORTATION PLAN 

NEEDS PLAN ROADWAY 

IMPROVEMENTS 



2 40 

1st Street Fowler Street Palm Beach Boulevard Two way $5.50 

23rd Street SW Gunnery Road Beth Stacey Boulevard 2 4 $85.70 

2nd Street Fowler Street Palm Beach Boulevard Two way $5.50 
t 

40th Street End of 40th Street Alabama Road New 2 lanes $4.51 

Alabama Road SR 82 Homestead Road 2 4 $70.10 

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

Alica Connector Alica Road SR 82 New4 lanes $Sl.70 

Alico Road Ben Hill Griffin Parkway Airport Haul Road 2 4 Committed 

Alica Road Airport Haul Road Alico Connector 2 4 $33.10 

Alva Drawbridge Bridge Replacement Reconstruct Bridge $26.00 

Andalusia Boulevard Pine Island Road Tropicana Parkway 4 6 $6.90 

Andalusia Boulevard Jacaranda Parkway Kismet Parkway New4 lanes $26.30 

Bell Boulevard SR 82 Leeland Heights Boulevard 2 4 $112.20 

Beth Stacey Boulevard 23rd Street SW Homestead Road 2 4 $21.80 

Big Carlos Bridge Bridge Replacement Reconstruct Bridge $30.10 

Big Hickory Pass Bridge Bridge Replacement Reconstruct Bridge $12.10 

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

Bonita Grande Drive Terry Street Bonita Beach Road 2 4 $20.40 

Buckingham Road Orange._River Boulevard SR 80 4 $82.30 

Buckingham Road Bridge over Orange River Reconstruct Bridge $3.00 

Burnt Store Road Pine Island Road Va n Buren Parkway 2 4 Committed 

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

Cape Coral Bridge Bridge Replacement Reconstruct Bridge $85.40 

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

Colonial Boulevard at Summerlin Road 

t 
Intersection Unknown 

Constitution Circle Bridge over Mullock Creek Reconstruct Bridge $1.00 

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

Corkmew Road Ben Hill Griffin Parkway Ali co Road 2 4 $76.40 

LEE COUNTY MPO 2040 TRANSPORTATION PLAN 



. . frnpr~veme~t iota] Cost 
Road Niirne From To From To .(_PDC, in 

------~~--. ,. ;_,.. -c -• _ .- • ., ... - .- -. ,- _ _ • _ -.• _. • :-: .• 11(1[~ _ h•d~ ... . _ J Tlill!onsa . 
Crystal Drive 

Daniels Parkway 

US41 I 

Gateway Boulevard J 
e/o US 41 

Metro Parkway 

SR82 

e/o Prarie Pines Preserve I 

l $S.80 

4 I 6 S3550 

l 4 Wal (051 incl. belov/ Del Prado Boulevard Extension 

Del Prado Boulevard Extension 

Del Prado Boulevard Extension 

Del Prado Boulevard Extension 

Diplomat Parkway 

1-75 

Mellow Drive 

US41 

SR31 =i= 1-75 

1-75 

New4 Lanes ·S26l20 

New 2 Lane $29.00 

New4 Lanes Incl. in 1-75 to SR 31 Ext. 

Burnt Store Road 

East West Ben Hill Griffin Parkway 

Edison Avenue US41 

us 41 

Airport Haul Road 

Fowler St 

Estero Parkway 

Estero Parkway 

Estero Parkway 

f ____ ..,.{~~~~-~- ~ ment4 --~~--~ ....... ~ 

Estero Parkway Extension 

Fowler Street 

Garden Boulevard 

Gunnery Road 

Segment 5 

I Segrnent6 

Ben Hill Griffin Parkway Corkscrew Road 

Metro/Fowler SR82 

NE 23rd Place N/o DeNavarra Parkway 

Lee Boulevard Buckingham Road 

Bridge Replacement 

4, Divid ed Limited Access 

New 2 Lanes 

2 4 

Reconstruction J 
Reconstruction 

Reconstruction r 
New 2 Lanes 

Improvement Unknown 

2 

1 4 

$58.00 

$31.10 

$11.00 

Committed 

$7.75 

$7.75 

$44.90 

Hancock Bridge Parkway Bridge 

Hanson Extension 

1 

J 
l _ 

--T-

Veronica Sh~emake~- OrtizAvenue ~-

Reconstruct Bridge 

New4Lanes ~ 

N/A 

$12.70 

$35.90 

$3.00 

$34.10 

$22.40 

$12.70 

$1.00 

Hanson Street 

Hanson Street 

Harbor Drive Bridge 

Homestead Road 

Joel Boulevard 

Homestead Road 

Homestead Roa_d 

1-7~ 

P5 

1-75 

1-75 

j 
I 

J 

Evans Avenue 

US41 

Veroni ca Shoemaker 

Fowler St 

over Boca Grande Canal 

Milwaukee Boulevard 

17th Street 

Sunrise Boulevard 

Palm Beach Boulevard 

.C Sunrise Boulevard -~~

SR 82 

Alabama Road 

Milwaukee Boulevard 

1 at SR 884 

at Corkscrew Road 

=f=_ at Bonita Beach Road 

Collier County Line Luckett Road 

LEE COUNTY MPO 2040 TRANSPORTATION PLAN 

2 4 

2 4 

Reconstruct Bridge 
---

i l i 4 

l l 4 

] 2 I 4 

2 I 4 

Interchange 

Interchange 

l Interchange 
- --

6 8 

$28.90 

$53.00 

Committed 

$35.90 

I $70.00 

$78.00 

$91.40 

$255.83 



2040 
f ' r' 

l,1ble C- 1 · 2u,1:J i'leeds Plan F':oJects· R0ac Pioji=:ct~ (con t) 

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

Jacaranda Parkway Old Burnt Store Road Burnt Store Road New 2 Lane $22.50 .. 
Kismet Parkway NW 18th Avenue Chiquita Boulevard 2 4 $5.00 

Kismet Parkway Burnt Store Road El Dorado Parkway New4 Lanes $38.60 

Leeland Heights Boulevard Lee Boulevard Bell Boulevard 4 6 $37.40 

Leonard Boulevard Lee Boulevard Gunnery Road 2 4 $51.40 

Linle Carlos Pass Bridge Bridge Replacement Reconstruct Bridge $10.10 

Little Pine Island Bridge Bridge Replacement Reconstruct Bridge $10.10 

Linleton Road NE 24TH Business 41 4 $39.10 

Linleton Road US 41/N TamiamiTrail SR78 New 2 Lane $50.70 

Livingston/Imperial Parkway Coll ier County Line Bonita Beach Road 4 6 $12.70 

Lucken Road Ortiz Avenue 1-75 l r 4 $6.60 

Lucken Road Extension Sunshine Boulevard Hendry County Line New 4 Lanes $126.20 

Luckett Road Extension Buckingham Road Gunnery Road New4 Lanes $32.70 

Lucken Road Extension Gunnery Road Sunshine Boulevard 4 $68.20 

Luckett Road Extension e/o 1-75 Buckingham Road New4 Lanes $118.40 

Metro Parkway Daniels Parkway South of Winkler Avenue 4 6 $67.50 

NE 24th Avenue Pondella Road NE 28th Street 2 4 $48.20 

NE 24th Avenue NE 28th Street Del Prado Boulevard New4 Lanes $26.90 

Nelson Road North Embers Parkway Tropicana Parkway 2 4 $9.60 

New Pass Bridge Bridge Replacement Reconstruct Bridge $15.60 

North Airport Road Extension Metro Parkway Plantation Road New 2 Lane Committed 

Old US41 Bonita Beach Road Collier County Line 2 4 $18.40 

Orange River Road Buckingham Road SR80 2 4 $65.50 

Orange River Road Bridge Bridge Replacement Reconstruct Bridge $2.00 

Ortiz Avenue Martin Luther King Luckett Road 2 4 $9.30 
- ·- . --- ·- - ·· 

Ortiz Avenue Colonial Boulevard SR 82 (MLK) 4 $13.30 

Ortiz Avenue Luckett Road SR 80 2 4 $13.40 

Pine Island Road Del Pine Drive 
Hancock Creek Boulevard (NE 24th 

4 6 $11.40 

LEE COUNTY MPO 2040 TRAN SPORTATION PLAN 



2040 f ,
LE:c G)U\.JTV J\JlPO 

Pine Island Road Bridge 

Pine Island Road Bridge 

Rail lntermodal Yard 

River Road Bridge 1 

River Road Bridge 2 

River Road Bridge 3 

River Road Bridge 4 

San Carlos Boulevard 

Sandy Lane Extension 

Signal Interconnection 

SR 31 

SR 78 

SR 78 

SR 78 

SR 78 

SR80 

SR 82 

SR 82 

SR 82 

SR82 

SR82 

SR82 
--- --~-
SR82 

Stingfellow Road Bridge 

Sunshine Boulevard 

Surfside Boulevard 

Terry Street 

Three Oaks Extension 

T,1hk C ·I• 20-10 Nf:'ed'., Plc1n P10JeCL:, Ru,JCi F'rujec ls (cont) 

Improvement Total Cost 
From To From To (PDC, in 

over Porpoise Pass Canal 

over Pine Island Creek 
I 

(M of Lanes) (# of Lanes) millions) 

Reconstruct Bridge 

Reconstruct Bridge 

r Alim Road 

over Millers Gulley 

over Spansih Creek 

over Fi ethers Creek 

~ lntermodal Yard 

J Reconstruct Bridge J 
1 
1 

$3.00 

$3.00 

$8.00 

$0.75 

$0.75 

$0.75 

$0.75 

f 

over Cypress Creek 

Reconstruction/Transit, Pedestrian, and Capacity Improvements 

Stri ke Lane Pelican Colony 

Reconstruct Bridge 

Reconstruct Bridge 

Reconstruct Bridge 

TBD 
I 

Phase Ill J 
New 2 Lanes 

Signal 

Unknown 

$23.43 

$8.00 

$58.10 

$70.80 

$26.50 

$19.90 

$14.60 

$61.50 

SR 80 ___ Charlotte County Line 

Business 41 

Chiquita Boulevard 

24th Ave 

US41 

SR31 T 

1-75 

w/o Santa Barbara 

US41 

Business 41 

Buckingham Road 

C~onial Bo~evard~L_ee Boulevard ] Shawnee Road 

at Daniels Parkway/Gunnery Road 

Shawnee Road ~ 

H::::::dR:::d -t -
Alabama Road 

Homestead Road 

Hendry County Line 

at Colonial Boulevard 

Michigan Avenue Ortiz Avenue 

over Monroe Canal 

SR82 

Trafalgar Parkway 

Bonita Grande Drive 

North of Alim Road 

i 
Lee Boulevard 

Pine Island Road 

West of Imperial Parkway 

Daniels Parkway 

j 

[ 

4 

4 

4 

4 

4 

2 

2 

4 

5 

CFI 

[ 

Intersection 

4 

6 

6 

6 

6 

6 

6 

6 

r-Re:0-nstruct Bridge 

2 4 

New41anes 

2 4 

r 
l 

Committed 

Ind. in Lee to Shawnee 

$35.30 

$35.30 

$31.10 

Unknown 

$2.10 

$1.00 

$41 .50 

1_--$36.~ 

$28.70 

New41anes T $40.30 
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2040 

. . . 
Traffic Operations Center 

Transportation Enhancement Box 

Tropicana Parkway 

US 41/Daniels Parkway 

Veronica Shoemaker 

Veterans Parkway 

Williams Road 

Winkler Road 

, I ' 

Table C-1: 2040 1'1eecls Plan ProJects: Roacl P,ojecrs (cont.) 

Bike/Ped/CMP/Transit 

Chiquita Boulevard Nelson Road 2 

Intersection Intersection 

Michigan Avenue SR80 2 

at Santa Barbara Boulevard Overpass 

US41 Three Oaks Parkway 2 

Gladiolus Drive Cypress lake Drive 2 

LEE COUNTY MPO 2040 TRANSPORTATION PLAN 

$5.70 

$89.30 

4 $19.50 

Unknown 

4 $19.00 

$30.10 

4 $17.80 

3 $11.80 

Total Cost $4,039.67 
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GOAL 20 - BUCKINGHAM 

COMMUNITY PLAN 

POLICY 20.2.1 



POLICY 19.8.3: Lee County will work with the Boca Grande Historic Preservation Board and 
the community of Boca Grande in reviewing the design parameters applicable to the Historic 
District of Boca Grande to asce1tain whether additions, modifications, or deletions need to be 
considered. (Ordinance No. 05-19, 18-18) 

POLICY 19.8.4: Lee County will investigate additional fiscal and tax incentives to preserve the 
economic viability of the Historic District of Boca Grande. (Ordinance No. 05-19) 

POLICY 19.8.5: Lee County will preserve the historic village character of the commercial 
sector of Boca Grande by adhering to the criteria of the Design Guidelines Manual for the Boca 
Grande Historic District. Lee County will support efforts of the Boca Grande community to 
modify site and design regulation within the Boca Grande Historic District to include commercial 
signage and other design components or uses that are not in keeping with the historic elements of 
the existing community character on Gasparilla Island. (Ordinance No. 05-19) 

POLICY 19.8.6: Lee County will work with the Boca Grande Historic Preservation Board and 
the community to review the build-back regulations to asce1tain whether modifications need to be 
undertaken in order to restore historic features in the event of catastrophe. If necessary, 
regulations to allow designated historic resources to be reconstructed will be adopted. (Ordinance 
No. 05-19) 

OBJECTIVE 19.9: ECONOMICS. To preserve and promote the economic health of the Boca 
Grande Community Plan area while not expanding the amount of commercial property on the Island 
in accordance with the GICDA. (Ordinance No. 05-19, 18-18) 

POLICY 19.9.1: Lee County will support efforts by the Gasparilla Island Bridge Authority 
(GIBA) to secure funding for the repair and maintenance of the bridges connecting Gasparilla 
Island to the mainland. (Ordinance No. 05- l 9, 18-18) 

POLICY 19.9.2: Lee County will support efforts to preserve, maintain, and enhance the beaches 
of Gasparilla Island. (Ordinance No. 05-19, 18-18) 

POLICY 19.9.3: To ensure Boca Grande's economic health, Lee County will supp01t the 
preservation of historic businesses and commercial structures. Support may include historic 
preservation grants and development regulations which will encourage mixed use buildings. The 
Gasparilla Inn is an example. (Ordinance No. 05-19, 18-18) 

GOAL 20: BUCKINGHAM COMMUNITY PLAN. Manage the future growth in the Buckingham 
Community Plan area; to preserve the existing rural and agricultural land use pattern; to diversify the 
choice of housing for Lee County by maintaining and enhancing the historic and rural character; and to 
protect the unique historical and environmental resources in the Buckingham Community Plan area. 
(Ordinance No. 91-19, 93-25, 94-30, 10-15, 18-18) 

OBJECTIVE 20.1: LAND USE. Land uses in the Buckingham Community Plan area will be 
developed in a manner that is consistent with the rural and agricultural land use pattern. (Ordinance 
No. 00-22, l 0-15, 18-14, 18-18) 

POLICY 20.1.1: No property within the Buckingham Community Plan area will be rezoned to 
RVPD. (Ordinance No. 00-22, 10-15, 18-18) 
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POLICY 20.1.2: The southeast and northeast quadrants of the intersection of Orange River 
Boulevard and Buckingham Road is designated as the commercial node for the Buckingham 
Community Plan area. With the exception of the uses and the properly identified in this policy, 
no new commercial development will be located outside of this commercial node. All new 
commercial developments in the node are required to provide a minimum of 30% open space. 
This commercial node is described as those lands 300 feet eastward from the easterly right-of
way of Buckingham Road and lying between Cemetery Road and a point 300 feet north of the 
intersection of Buckingham Road and Orange River Boulevard. Commercial uses permitted in 
agricultural zoning districts, such as Feed and Tack stores, are allowed outside of the commercial 
node if appropriate zoning approval is granted. Commercial boarding stables throughout the 
Rural Community Preserve will be allowed to give lessons and clinics if lawfully existing or 
appropriate zoning approval is granted. Commercial uses are permitted on the property zoned C
l located at 9140 Buckingham Road. (Ordinance No. 94-30, 98-09, 00-22. I 0-15, 18-18) 

POLICY 20.1.3: Except for those clustered areas approved in accordance with Policy 20.1.5, all 
lots created in the Rural Community Preserve future land use category must have a minimum area 
of 43,560 square feet, unless a Minimum Use Determination has been issued. Calculation of lot 
size must exclude any road right-of-way or easement areas, water management areas, and natural 
water bodies. (Ordinance No. 00-22, 10-15, 18-18) 

POLICY 20.1.4: Bonus density is prohibited in the Rural Community Preserve. (Ordinance No. 
10-15, 18-18) 

POLICY 20.l.5: Clustering of residential development in the Rural Community Preserve 
requires residential planned development (RPD) zoning. Density in clustered developments will 
be based on upland acreage. Dwelling units must be located away from the property boundaries. 
Clustering of residential development is limited in the following fashion: 

Buildings must be set back a minimum of 100 feet from the RPO boundary. 
The RPD must have a minimum of IO acres in order to cluster homesites. 

(Ordinance No. I 0-15, 18-18) 

POLICY 20.l.6: When possible, residential development adjacent to the Rural Community 
Preserve future land use category should make appropriate transitions to the Community Plan 
area with a graduated increase in density as development moves away from the Rural Community 
Preserve future land use category boundary. Appropriate buffers will be established for projects 
adjacent to the Rural Community Preserve future land use category boundary during the rezoning 
process. (Ordinance No. I 0-15, 18-18) 

POLICY 20.1.7: To preserve the shoreline, a 50 foot setback is required from the Orange River. 
The setback will be measured from the mean high water line or from the top of bank of the 
Orange River, whichever is further landward. Docks are exempt from this setback requirement. 
(Ordinance No. I 0-15, 18-18) 

POLICY 20.1.8: The owner or agent of any rezoning or special exception request on property 
within the Community Plan area boundary or on propeity with existing or proposed direct access 
to Buckingham Road, must hold one public information meeting in accordance with Policies 
17.3.3 and 17.3.4 prior to the application being found sufficient. (Ordinance No. 18-18) 

OBJECTIVE 20.2: TRANSPORTATION. To use context sensitive design, appropriate to Future 
Non-Urban Areas, for roadway improvements. For purposes of this objective, improvements related 
to bicycle, pedestrian and equestrian facilities or safety improvements, including but not limited to 
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intersection and turn lane additions or improvements, will not be deemed an expansion of the 
roadway. (Ordinance No. 94-30, 99- I 5, 00-22, 10-15, 18-18) 

POLICY 20.2.1: Future multi-lane expansions within the Buckingham Community Plan area 
will be limited to the four-laning of Buckingham Road (except for the po1iion of Buckingham 
Road that is encompassed by the Luckett Road Extension). All other existing roadways within the 
boundaries of the Buckingham Community Plan area will remain in their two-lane configuration. 
This policy does not include bicycle, pedestrian and equestrian facilities or safety improvements. 
Prior to adding any multi-lane expansions of Buckingham Road to the schedule of capital 
improvements, one public meeting after 5:00 p.m. regarding the proposed road expansion must be 
held in accordance with Policies 17 .3 .3 and 17.3.4 .. (Ordinance No. I 0-15, 18-18) 

POLICY 20.2.2: Future extensions of roadways into or through the Community Plan area will be 
limited to the Luckett Road Extension on the alignment and in the configuration as adopted by the 
Board of County Commissioners on June 3, 2008. Any proposal to further change the adopted 
alignment of the Luckett Road Extension will require analysis and public input with at least one 
public meeting in accordance with Policies 17.3.3 and 17.3.4. The analysis must consider the 
feasibility of locating the alignment as far south as possible, starting east of Pangola, in order to 
skili the Buckingham Community Plan area. In addition, specific roadway extensions are 
prohibited as follows: 

1. The extension of State Road 31 south of the Orange River is prohibited. 
2. The extension of Ellis Road is prohibited. 
3. The extension of Staley Road to State Road 82 is prohibited. 
4. The extension and connection of Long Road to Ellis Road is prohibited. 
5. No new east/west collector roadways will be planned or built within the Rural Community 

Preserve. 
(Ordinance No. I 0-15, 18-18) 

POLICY 20.2.3: Identify issues, propose options, and develop a plan directed at improving 
safety on roads, limiting the negative effects of traffic, and improving the overall functionality of 
roads within the Buckingham Community Plan area to the extent practicable and consistent with 
the balance of applicable policies. (Ordinance No. I 0-15, 18-18) 

OBJECTIVE 20.3: PUBLIC FACILITIES AND UTILITIES. To maintain the rural character of 
the Buckingham Community Plan area with the provision of public facilities and utilities appropriate 
for Future Non-Urban Areas. (Ordinance No. 00-22, 03-19, I 0-15, 18-18) 

POLICY 20.3.1: In order to discourage unwanted urban development, central sewer lines will 
not be extended into the Buckingham Community Plan area, except to the areas identified by Lee 
Plan Map 7 as Future Sanitary Sewer Service Areas, the existing Resource Recovery Facility, the 
adjacent Lee County Parks and Recreation Facility, and any future public facility. Under no 
circumstances will the availability of central sewer lines be accepted as justification for a density 
or intensity increase, or reduction of lot size requirements ( except as provided in Policy 20.1.5), 
within the Rural Community Preserve. (Ordinance No. 10-15, 18-18) 

POLICY 20.3.2: Central water lines may be extended along roads of the Buckingham 
Community Plan area upon request of property owners, with extension and connection fees paid 
by the person(s) receiving the water service. The county may also extend central water lines 
through the Buckingham Community Plan area, if necessary. Connection to this expanded water 
service network will be on a voluntary basis. Under no circumstances will the availability of 
central water be accepted as justification for a density or intensity increase, or reduction of lot 
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TRIP GENERATION EQUATIONS 



2 

Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 
On a: Weekday 

Setting/Location: General Urban/Suburban 
Number of Studies: 159 

Avg. Num. of Dwelling Units: 264 
Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

9.44 

Data Plot and Equation 

20,000 

15,D00 

"' "O 
C 

LU 
a. 
j.': 
II 
f-

10,000 

X StudySite 

1,000 

Range of Rates 

4.81 - 19.39 

>< 

1,500 

X = Number of Dwelling Units 

Fitted Curve 

Atted Curve Equation: Ln(T)" 0.92 Ln(X) + 2.71 

2,000 
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Single-Family Detached Housing 
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Lee County Homes 
Comprehensive Plan Text Amendment 

Lee Plan Consistency 
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The proposed Text Amendment is a companion amendment to a concurrent Map Amendment. 
The Map Amendment is being requested for property located on Buckingham Road in eastern 
Lee County in the Fort Myers Shores/Caloosahatchee Shores Planning Community. The subject 

property consists of two parcels, totaling ±345 acres, known as the Buckingham 345 Residential 
Planned Development. The property is currently designated as Sub-Outlying Suburban and is 
zoned Residential Planned Development. 

Figure 1. Location of Subject Property 
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The request is to amend Map 1 Page 1, the Future Land Use Map of the Lee Plan by changing the 
future land use designation of the property from Sub-Outlying Suburban to Outlying Suburban 
and Wetlands. This amendment will allow an increase in the allowed density on the property. 
The Sub Outlying Suburban future land use category allows a maximum of 2 dwelling units per 
acres while the Outlying Suburban future land use category allows a maximum of 3 units per acre. 

The subject property was originally approved as a residential planned development in December 
2000 by Resolution Z-00-029. At that time, Resolution Z-00-029 authorized 640 single family units 
on approximately 325 acres. In 2005, the existing 325 acres was rezoned to add 20 acres to the 
overall project site, increase the density, and amend the property development regulations to 
permit a maximum density of 690 dwelling units per Resolution Z-05-074. The property includes 
± 17.5 acres of wetlands. The future land use of the wetlands is Sub-Outlying Suburban. 

Lee County Home Associates I, LLLP is seeking a Comprehensive Plan Map Amendment to change 
approximately 345 acres subject to Z-05-074 from Sub-Outlying Suburban to the Outlying 
Suburban and Wetlands FLU categories. This amendment will allow an increase of 1 dwelling unit 
per acre for a total of 1,035 single family units; a 345 dwelling unit increase over the existing RPD 
previously approved for 690 dwelling units. A concurrent Residential Planned Development 
Application will be filed to permit the additional dwelling units. The density is calculated over the 
entire 345 acres. Lee Plan Policy 1.5.1 permits low-density residential and recreational uses 
within the Wetland Future Land Use Category. Table l(a) Note 8 allows higher densities than 
those permitted in the Wetland FLU when the density is transferred to contiguous property and 
the wetlands are preserved. The density may be transferred at a rate permitted by the adjacent 
uplands. Consistent with Note 8 of Table l(a) and Policy 1.5.1 the density of the ±17.5 acres of 
wetland will be calculated at 3 dwelling units per acre. 

"POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses and 
recreational uses that will not adversely affect the ecological functions of wetlands. All 
development in Wetlands must be consistent with goal 114 of this plan. The maximum density is 
one dwelling unit per twenty acres (1du/20acre) except as otherwise provided in Table l{a) and 
Chapter XIII of this plan. 11 

Table l(a), Note #8 of the Lee Plan states: 
"Higher densities may be allowed under the following circumstances where wetlands are preserve 
on the subject site: Dwelling units may be relocated to developable contiguous uplands 
designated ... Suburban, Sub-Outlying Suburban, from preserved freshwater wetlands at the same 
underlying density as permitted for those uplands. Impacted wetlands will be calculated at the 
standard Wetlands density of 1 dwelling units per 20 acres." 

The proposed Outlying Suburban FLU category will permit the subject property to establish a 
transition from surrounding properties; providing a step down from the higher densities found 
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in the Suburban FLU to the west and the existing Outlying Suburban FLU to the north and east. 
Given the existing land future uses in the immediate proximity to the subject property (Verandah, 
River Hall, Portico and Lehigh Acres) as well as the proximity to Buckingham Road, the proposed 
development will provide appropriate infill development and allow for a more efficient use of 
the land. Existing urban services are available to serve the subject property at a density of 3 
dwelling units per acre. The map amendment being requested is consistent with densities in the 
surrounding area to the north and east and is half of the density allowed west of the subject 
property. To the south of the subject property is the Buckingham planning community with 
densities of up to 1 unit per acre . This distribution of densities in the surrounding areas allows 
for the gradual transition of lower densities immediately south of the property to higher densities 
to the north and west of the property. 

North 
Northeast 
East 
South 

Southeast 
West 

Community Future Land Use Maximum Density -------------------Portico RPD Outlying Suburban 3 du/ac 
[_River Hal l RPD · Rural & Outlying Suburban 1 to 3 du/ac 
' Portico RPD I Outlying Suburban-- 3 du/act 

I Buckingham Chase RPD f Sub-Outlying Suburban 2 du/ac 
; Buckingham { Rural CommunityP rese~ve 1 du/ac 

i Oak View RPD 

i Lehigh Acres ! Urban Community 6 du/ac 
Verandah MPD 1 Suburban · 6 du/ac 

! 

6 du/ac ' Suburban 

Table 1. Surrounding Densities 
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Figure 2. Surrounding Land Uses 

The Text Amendment request is to amend Table l(b) of the Lee Plan, to accommodate the 
proposed population increase expected as a result of the proposed Map Amendment. The Text 
Amendment is dependent on the design of the Residential Planned Development which 
demonstrates how much acreage of the project site will be dedicated to the development of the 
actual residential dwelling units. The three applications the Map Amendment, Text Amendment 
and Residential Planned Development are intertwined and work in unison to enable the 
development of the subject property. Through the site design process, the development tract 
acreage that supports the actual residential dwelling untis was determined to be 187.4 acres. The 
residential acreage does not include associated with wetlands (which will be moved to the 
Wetland FLU), lakes, open space, amenities, and roads. With the residential development area 
calculated the next step is to calculate the population that will need to be accommodated in 
Table l(b) as a result of the change in the future land use. 

The existing approved 690 dwelling units and associated population for the Buckingham 345 RPO 
are already accounted for in Table l(b) within the Sub Outlying Suburban FLU of the Fort Myers 
Shores Planning Community. The map amendment is proposing to place with subject property 
within the Outlying Suburban FLU, increasing the density of the property by 1 unit per acre. 



Lee County Homes-Lee Plan Consistency 
Exhibits T6, T9 & no 

March 4, 2020 

Page I 5 

Currently Table l(b) does not have adequate residential acreage within the Outlying Suburban 
FLU within the Fort Myers Shores Planning Community to accommodate the proposed population 
increase associated with the map amendment. 

Policy 1.1.1 of the Lee Plan's establishes the link between Table l(b), the Future Land Use Map 
and Map 16 (Planning Communities). The intent is to accommodate population growth expected 
within the time horizon of the comprehensive plan by connecting it to the future use of the land. 
Lee County through the Lee Plan has established 22 planning communities and assigned acreage 
allocations to each future land use category within a planning community. The allocations of land 
are based on the expected population and geographic extents for each future land use category 
expected by Year 2030 in the planning communities. Table l(b) provides the land allocations for 
the population expected in all 22 planning communities. Population is allocated within the 
various future land use categories in each planning community. Table l(b) and Map 16 of the 
Lee Plan must be read together to understand the application of population in relationship to 
land use within the planning communities. 

The Fort Myers Shores Planning Community's current allocation is a total of 1,250 acres of 
residential development spread over the following Future Land Use Categories: Intensive 
Development, Central Urban, Suburban, Outlying Suburban, Sub-Outlying Suburban, Rural, and 
Outer Island to accommodate the projected growth within the planning community. Table l(b) 
provides the anticipated Year 2030 acreage allocations of land use based on projected population 
for all the planning communities. This method allows population growth to be spread throughout 
the County. Lee County's population is projected to grow to 999,851 by 2040. The Lee Plan 
supports directing growth into areas where infrastructure and services are in place or planned to 
be in placed to support new residents. 

According to the U.S. Census in 2010, Lee County had a population of 618,754. The Florida Office 
of Economic and Demographic Research (OEDR) projects a countywide population of 892,108 in 
2030 and 999,851 in 2040. The acreage associated with the existing 690 dwelling units approved 
for Buckingham 345 are already incorporated into the Table l(b) within the Sub-Outlying 
Suburban FLU category. The proposed 345 units will account for a population increase of 811 
new residents. In the context of the existing and projected population for the subject property, 
the population increase of 811 people is de minimus. The proposed population increase is an 
estimated 1% increase beyond the OEDR projected population for Lee County. This is well within 
accepted error ranges and represents no real additional population increase for the Lee Plan's 
Future Land Use Map. The most recent growth management legislation suggests that 
establishment of minimum development intensity is appropriate methodology for local 
government planning efforts. The proposed amendment is consistent with that directive. 

Also, to be considered is Future Land Use Policy 1.7.6 which establishes the Planning 
Communities Map and Acreage Allocation Table (Table l(b)). This mechanism directs itself 
toward Lee County's ability to issue development orders and serves to ensure that actual 
development approvals do not exceed the amount needed for the population forecasted through 
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the planning timeframe. To be consistent with both the local government's adopted plan and the 
State's directive regarding the need to establish minimum development capacity, an amendment 
to Table l(b) is proposed. 

As shown in the proposed Table l(b), insufficient land is currently available within the Fort Myers 
Shores planning community to accommodate the proposed population increase that will result 
from the requested map amendment. The current allocation for Outlying Suburban is 40 acres. 
The assigned land allocation within the Outlying Suburban FLU must be increased to 
accommodate the requested map amendment and the proposed additional population. 
Sufficient population allocation is available within other future land use categories in the Fort 
Myers Shores planning community to accommodate the project population increase and can be 
transferred to the Outlying Suburban land use allocation in the Fort Myers Shores Planning 
Community. The Text Amendment request accommodates the additional population within the 
Outlying Suburban Future Land Use Category in the Fort Myers Shores Planning Community by 
reassigning acreage allocation from other future land use categories in the Fort Myers Shores 
Planning Community. Given that infrastructure and services are in place to serve the proposed 
345 additional dwelling units as evidenced by the attached Public Facilities Impact Analysis 
(Exhibit-TS), Table l(b) allocations are proposed for amendment as shown in the attached 
Exhibit-T4. 

Policy 1.7.6 provides for the proposed distribution, extent, and location of generalized land uses 
for the year 2030. The proposed Comprehensive Plan Text Amendment would revise Table l(b) 
to recognize the future land use map amendment. The approved planned development, existing 
infrastructure, and proposed comprehensive plan amendment provides for a suburban level of 
density which is more consistent with the type of development existing and proposed in this area 
of the Fort Myers Shores Planning Community. Consistent with the vision for the Caloosahatchee 
Shores Planning Community, the proposal seeks to promote infill. It is noted that Lee County is 
unable to issue final development orders or extensions which would allow acreage in Table l(b) 
to be exceeded. The acreage proposed within the amended Table l(b) accurately reflect the area 
proposed for development of actual residential units; which will be identified by the Master 
Concept Plan and the concurrent Residential Planned Development. 

Future Land Use 
The inter-relationship between the residential acreages included in Table l(b), the forthcoming 
planned development application and the companion map amendment warrant a discussion of 
the Outlying Suburban FLU and the impact of the proposed map and text amendment on 
infrastructure and surrounding development. 

The ±345 acre subject property is currently within the Sub-Outlying Suburban Future Land Use 
Category, the Fort Myers Shores Planning Community for population accommodation, and 
Caloosahatchee Shores Planning Community for long term planning and community visioning. 
The Lee County Comprehensive Plan (Lee Plan) outlines the permitted densities and intensities 
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for each Future Land Use Category as well as additional planning requirements for development 
within the Planning Communities. 

The requested Comprehensive Plan Amendment would reallocate the existing acreage within the 
Sub-Outlying Suburban FLU to Outlying Suburban & Wetlands FLU categories. A concurrent 
Planned Development Amendment will be submitted to accompany the Text and Map 
Amendment to provide additional details regarding the development of the requested units. 

Outlying Suburban 
The Outlying Suburban Future Land Use is described by Policy 1.1.6: 

" ... characterized by its peripheral location in relation to established urban areas. 
In general, this category is rural in nature or contains existing /ow-density 
development. Some of the requisite infrastructure needed for higher density 
development is planned or in place. Industrial land use are not permitted. The 
standard density range is from one dwelling unit per acre (1du/acre) to three 
dwelling units per acre (3 du/acre). Bonus densities are not allowed." 

The subject property is surrounded by a mix of predominately residential uses. Infrastructure is 
present in the area to support development at 3 dwelling units per area and the associated 
increase in population. An assortment of primarily single family residential types are represented 
in the area at varying densities. South of the property is the Buckingham community, with a rural 
character and low density. Many of the single family homes to the south are on large lots with 
densities of less than 1 unit per acre. This area has a future land use category of Rural Community 
Preserve, which allows a density of up to 1 unit per acre. West of the subject property is Verandah 
and Oak View, located in the Suburban future land use category with an allowed density of up to 
6 units per acre. Verandah is a mixed use planned development permitting a variety of housing 
types and Oak View allows single family and two family residential dwellings. 

Some of the surrounding planned developments have commercial uses and approximately one 
and half miles north there is an existing commercial node at the intersection of Buckingham Road 
and SR 80. The commercial node includes the local library branch, and existing businesses to 
serve the community such as a gas station and convenience store, fast food restaurant and retail. 
Similar uses exist on the remaining corners of Buckingham Road and SR 80 intersection. These 
commercial uses are a short drive away from the proposed planned development and will 
provide needed services to the community. With the addition of more roof tops in the immediate 
area, perhaps in the future the mass transit could be extended into the area to allow additional 
access to existing commercial uses. This area exhibits many of the qualities described by Policy 
1.1.6. 

Transportation 
Buckingham Road is the only north/south arterial roadway intersecting with SR 80 east of 
Interstate 75. The entry to the Lee County Homes property is just under 1.3 miles south of the 
intersection of SR 80/Palm Beach Boulevard and Buckingham Road. This intersection supports 
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commercial uses and public facilities at the periphery of urban development. As a roadway within 
the Strategic lntermodal System, SR 80 is considered a priority roadway for mobility of goods, 
services, and residents. Therefore, development along this roadway is expected to occur in 
support of a statewide economic vision as well as local municipal long ra,nge planning efforts. 
Additionally, interconnecting roadways are expected to support the further distribution of goods, 
services, and residents. The additional 345 units and population proposed will benefit from the 
reasonable proximity of the surrounding commercial uses. 

Development 
Several of the existing surrounding communities are within areas defined by the Lee Plan as 
"Future Urban Areas and Future Suburban Areas." Immediately to the southeast corner of the 
subject property, is the platted community of Lehigh Acres. Within the Urban Community Future 
Land Use and having an allowed density of 6 dwelling units per acre, Lehigh Acres has been 
defined as a "Future Urban Area" by the Lee Plan. This portion of Lehigh Acres has a developed 
density of approximately 4 units per acre. To the west is the existing community of Verandah and 
the planned community of Oak View both of which are within the Suburban FLU which is defined 
as a "Future Suburban Area" by the Lee Plan. Overall the density in the area transitions between 
higher densities in the west and southeast (Suburban and Urban Community FLU) to the same 
density to the north (Outlying Suburban) and lower densities to the east and south (Rural and 
Rural Community Preserve) of the subject property. The proposed development of the subject 
property with the additional requested density will be consistent with the Outlying Suburban 
Future Land Use Category and surrounding land use. 

Public Infrastructure for all Urban Services is available to service the existing communities, as well 
as the subject property and the additional proposed population. A separate Public Facilities 
Analysis has been completed and demonstrates urban services will also be available to service 
the requested additional units and associated population. 

Growth Management 
Goal 2 of the Lee Plan establishes land use policy to support projects that propose an 
economically feasible plan for development. Specifically, the objectives and policies supporting 
this goal encourages contiguous and compact growth patterns in locations where adequate 
public facilities exist. 

The proposed Residential Planned Development will have a compact design that clusters the 
residential development areas to promote central amenities, open space and a meandering 
street network thereby reducing the impact of the overall development. Additionally, more 
compact designs reduce the linear length of utilities and pavements that must be installed to 
serve the same number of homes and reduced future maintenance costs. The residential 
properties surrounding the subject property to the north, east and west have a similar clustered 
pattern. The exception being the large residential lots immediately south of the site within the 
Buckingham community. The proposed compact and clustered design that will be established as 
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part of the concurrent RPD will allow a development pattern consistent with the surrounding 
area and promote a rural character, common along Buckingham Road. 

Figure 3. Existing and Planned Residential Developments 

The subject property will have access to all required urban services. A separate Public Facilities 
analysis has been prepared and submitted supporting the requested amendment. The analysis 
demonstrates adequate capacity to serve the additional 345 dwelling units and associated 
population within the 2030 time horizon of the Lee Plan consistent with Objective 2.2 and Policy 
2.2.1, which seek to ensure the requested development will be located in an area with adequate 
public infrastructure. 

General Development Standards 
Goal 4 of the Lee Plan establishes land development regulations will be developed that balance 
service availability and protection of natural resources. Water, sewer and environmental 
standards are specifically outlined in the standards supporting Objective 4.1. 
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Water 
The subject property is within the service area for Lee County Utilities as demonstrated on Lee 
Plan Map 6. Consistent with this standard and Policies 53.1.2 and 95.1.3, there is adequate 
capacity at the Olga Water Treatment Facility to service the existing residential units as well as 
the proposed 345 dwelling units and associated population. A Letter of Availability from Lee 
County Utilities is included in the supporting materials to the application. 

Sewer 

The subject property is within an area of the County in which an interlocal agreement has been 
implemented with the City of Fort Myers for wastewater treatment. According to the Lee County 
2019 Concurrency Report there is adequate capacity to service the approved 690 dwelling units 
as well as the proposed 345 dwelling units and the projected population of the additional units 
consistent with this standard and Policies 56.1.2 and 95.1.3. The applicant has obtained a Letter 
of Availability from Lee County Utilities. 

Environmental Factors 
The site has been cleared and maintained. Only limited areas of indigenous habitat remain. The 
previously approved Buckingham 345 RPO had an Environmental Resources Permit, 36-05939-P 
which expired; however, the forthcoming Planned Development will demonstrate no changes 
are proposed to the previously preserved areas. Therefore, a waiver was requested from Lee 
County Planning Staff for the required environmental assessment. 

Residential Land Uses 
Goal 5 requires sufficient land in appropriate locations on the Future Land Use Map to 
accommodate the projected population of Lee County. The subject property is located within a 
"Future Suburban Area" which are areas of the county that are expected to grow within the 2030 
time horizon of the Lee Plan. The policy statements of Objective 5.1 and its supporting Policies 
establish the required consistency with the various elements of the Lee Plan and evaluation 
criteria for residential developments most appropriately implemented at the time of zoning. 

The forthcoming Planned Development Amendment will demonstrate consistency with these 
criteria. The submittal of the amendment application will ensure the proposed development is 
consistent with Policy 5.1.1. The subject property is not in a location of flood, storm or hurricane 
hazards, airport noise or unstable geologic conditions therefore the requested additional 345 
dwelling units will not be endangered consistent with Policy 5.1.2. The requested density is 
appropriately considered low-density; however, it is within approximately one mile of existing 
commercial development, schools and existing mass transit consistent with policy 5.1.3. The 
proposed planned development will ensure appropriate open space, buffering, landscaping and 
amenities are provided consistent with 5.1.6 and 5.1.7. 

Finally, as previously discussed, the subject property is in an area that is surrounded by existing 
residential development. The requested increase in density is consistent with the adjacent 
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Portico residential subdivision and provides for additional infill development in an area where 
public facilities are available. Therefore, the additional units will not be destructive to the 
character and integrity of the residential environment consistent with policy 5.1.5. 

Caloosahatchee Shores Community Plan 
The subject property is identified on Lee Plan Map 16 as being within the Fort Myers Shores 
Planning Community. However, Goal 21 and Lee Plan Map 1 page 2 of 8 includes the project site 
in the area of the County being known as Caloosahatchee Shores. Consistent with this map, the 
following analysis demonstrates consistency of the requested amendment with the 
Caloosahatchee Shores Community Plan. 

The stated goal of the Caloosahatchee Shores Community Plan is "to protect the existing 
character, natural resources and quality of life in Caloosahatchee Shores, while promoting new 
development, redevelopment and maintaining a more rural identify for the neighborhoods east 
of 1-75 by establishing minimum aesthetic requirements, planning the location and intensity of 
future commercial and residential uses and providing incentives for redevelopment, mixed use 
development and pedestrian safe environments." This goal is supported by Objective 21.1 and 
21.1.3 which establish residential uses need to maintain the existing rural character of 
Caloosahatchee Shores. The requested amendment will support this goal by enabling additional 
dwelling units to support population growth in a location that is already identified for 
development. No additional impacts will occur to lands identified as low density or contributing 
to the rural identity. Additionally, while the stated goal is to maintain "a more rural identity for 
the neighborhoods east of 1-75," many of these neighborhoods are within Future Land Use 
categories that are identified by the Lee Plan as Suburban and have densities above 1 unit per 
acre. 

The planned development will demonstrate through landscaping buffering, clustering of homes, 
the allocation of open space and preservation of wetland areas that the rural character of the 
surrounding area is maintained. It is expected that the perspective of a rural community will be 
maintained for the traveling public along Buckingham Road consistent with Objective 21.1 and 
21.3 and their supporting policies through the proposed design promoted by the concurrent 
residential planned development. 

Policy 21.6.3 requires a public meeting to be held with the Caloosahatchee Shores Community to 
provide a general overview of the project. Due to the concurrent Planned Development, the 
applicant intends to host one community meeting in which the requested Comprehensive Plan 
Amendment and Planned Development Amendment are presented to the community. The 
applicant will provide a summary of the meeting outcome in a subsequent submittal. 
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The subject property's location adjacent to the Buckingham Community and along Buckingham 
Road necessitates a discussion of the Buckingham Community Plan, Goal 20 of the Lee Plan. 
Policy 20.1.6 requires at the time of rezoning process appropriate buffers be proposed when a 
property abuts the Rural Community Preserve land use. The width and plant make up of buffers 
will be determined at the time of planned development zoning; however, the proposed Wetland 
Future Land Use category is located adjacent to the southern property boundary providing a 
physical separation between the Buckingham Rural Community Preserve and the proposed 
development as well as a visual buffer of native habitat. Policy 20.1.8 requires a public meeting 
to be held within the Buckingham Community to provide a general overview of the project, when 
a property proposed for rezoning takes direct access to Buckingham Road. Due to the concurrent 
Planned Development, the applicant intents to host one community meeting in which the 
requested Comprehensive Plan Amendment and Planned Development Amendment are 
presented to the community. The applicant will provide a summary of the meeting outcome in a 
subsequent submittal. 

Transportation 
A detailed transportation analysis has been prepared by Ted Treesh of TR Transportation 
Consultants, Inc and is attached in the supporting materials to this application request. The 
same methodology used to complete the Portico Comprehensive Plan Amendment traffic study 
was employed to evaluate the impacts of the proposed future land use change. The increase in 
density of 1 dwelling unit per acre, as discussed previously, permits 345 additional dwelling 
units. The traffic analysis in based on the 345 dwelling unit increase. The short term analysis of 
impacts on the transportation impacts concluded 

"that no changes are required to the Adopted Work Programs of either FOOT or Lee 
County due to the change in Future Land Use categories on the subject site. 
Improvements are identified as being necessary in 2025 due to the Background Traffic 
Conditions, which include residential dwelling units that are currently approved in both 
the Portico project as well as the Buckingham 345 project." 

Further analysis of the long term impacts resulted in recommendations of widening several 
roadway segments, however these recommendations are based on the background traffic 
conditions not on the additional traffic from the proposed comprehensive plan amendment. 
Improvements of the roadway segments are required regardless of the additional 345 dwelling 
units. 

"No changes are needed to the 2040 Long Range Transportation Plan since the 
proposed Comprehensive Plan Amendment does not cause the need for any additional 
roadway capacity." 

In addition to the conclusions reached by Ted Treesh of TR Transportation Consultants, Inc, the 
Lee Plan establishes in Policy 39.2.2 "Future Suburban areas will have an emphasis on movement 
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by motor vehicle" through a series of criteria. The requested Outlying Suburban FLU is identified 
as a "future Suburban Area" as are the Suburban and Sub-Outlying Suburban FLU categories 
surrounding the subject property. Consistent with Policy 39.2.2, the subject property utilizes 
Buckingham Road for vehicular connectivity. The desired pedestrian and vehicular 
interconnectivity will be constructed to support the proposed 1,035 dwelling units. While the 
planned development is a little over a mile from an existing transit stop and route, the future 
build out of this subdivision, with the requested infill units, as well as the other permitted 
surrounding subdivisions, will assist with increasing the area's density to a level that will support 
mass transit options. 

Resource Protection 
The Lee Plan has established Goal 107 and its supporting objectives and policies to ensure the 
protection of wetland and upland habitats as well as species diversity. The Planned Development 
master plan will demonstrate that the previously preserved areas shown on the Buckingham 345 
master plan and approved as part of Environmental Resources Permit 36-05939-P remain 
preserved. The requested additional units will not negatively impact or alter the existing 
approved preservation areas and open space will be provided consistent with Lee County's 
policies to protect natural resources. 

Additional Requirements for Specific Future Land Use Map Amendment 

Urban Sprawl 
The basis for evaluation of whether a comprehensive plan amendment discourages the 
proliferation of urban sprawl was significantly revised by the 2011 Florida Legislature. Under the 
Community Planning Act, Rule 9J-5 of the Florida Administrative Code was repealed and with it 
the detailed urban sprawl methodology. In its place the Legislature adopted the following key 
provisions. 

163.3177{5}{0) Each local government comprehensive plan must include at 
least two planning periods, one covering at least the first 5-year period 
occurring after the plan's adoption and one covering at least a 10-year period. 
Additional planning periods for specific components, elements, land use 
amendments, or projects shall be permissible and accepted as part of the 
planning process. 

1673.3177{6}{0}4 The element shall accommodate at least the minimum 
amount of land required to accommodate the medium projections of the 
University of Florida's Bureau of Economic and Business Research for at least a 
10-year planning period unless otherwise limited under s. 380.05, including 
related rules of the Administration Commission. 
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Note that the law has shifted from providing maximum land use allocations to an emphasis on 
ensuring minimum land use allocations. 

The urban sprawl test is carried out through the following provisions. The Lee County Home 
Map and Text amendments achieves all of the following factors and therefore it must be 
concluded it discourages the proliferation of urban sprawl. 

163.3177{6}{a)9.b. The future land use element or plan amendment shall be 
determined to discourage the proliferation of urban sprawl if it incorporates a 
development pattern or urban form that achieves four or more of the following: 

{I) Directs or locates economic growth and associated land development to 
geographic areas of the community in a manner that does not have an adverse 
impact on and protects natural resources and ecosystems. 

(If) Promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. 

{Ill) Promotes walkable and connected communities and provides for compact 
development and a mix of uses at densities and intensities that will support a 
range of housing choices and a multimodal transportation system, including 
pedestrian, bicycle, and transit, if available. 

{IV) Promotes conservation of water and energy. 

(V) Preserves agricultural areas and activities, including silviculture, and 
dormant, unique, and prime farmlands and soils. 

(VI} Preserves open space and natural lands and provides for public open space 
and recreation needs. 

(VII} Creates a balance of land uses based upon demands of residential 
population for the nonresidential needs of an area. 

(VIII} Provides uses, densities, and intensities of use and urban form that would 
remediate an existing or planned development pattern in the vicinity that 
constitutes sprawl or if it provides for an innovative development pattern such 
as transit-oriented developments or new towns as defined in FS. 163.3164. 

The proposed Comprehensive Plan Amendment discourages urban sprawl in accordance with the 
above referenced Florida Statue. The proposed density increase will not impact natural resources 
or ecosystems because the proposed planned development will maintain the previously 
approved wetland areas and provide the required open space. The increase in projected 
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population is de minim is and within the 1 percent margin of error range of the OERD projections, 
so it represents not net increase. The project population can be balanced within the Fort Myers 
Shores Planning Community Acreage Allocation by amending Table l(b). Public utilities are 
already present adjacent to the property and will be extended to the project boundaries to reach 
the proposed single family lots. 

The project is centralized in an area of Lee County that is accessible to urban services and public 
transit as demonstrated in the Public Facilities Narrative and the attached Service Availability 
Letters from local service providers. The subject property is located within an area that is central 
to other residential communities, schools, and commercial uses which is consistent and creates 
a balance of residential and commercial land uses that continues to prevent urban sprawl. 
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(239) 337-3993 I Toll Free (866) 337-7341 
www.morris-depew.com 

ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

MEMORANDUM 

To: Ms. Mikki Rozdolski, Planning Manager, Lee County Community Development 

From: Tina M. Ekblad, MPA, AICP, LEED AP, Partner-Planning Director 

CC: Heather M. Urwiller, AICP, CFM, Principal Planner 

Date: 3/3/2020 

Re: Exhibit M12 Lee County Homes CPA Application Waiver for Environmental Impacts 
(Subsections 1, 2, 5, and 6) 

Please accept this memo in response to the letter provided from Lee County dated January 27, 

2020. The proposed amendment to the Lee County Comprehensive Plan will be accompanied by 

a concurrent Residential Planned Development. As such, an updated Protected Species Survey 

(including an updated FLUCCS Map) will be completed and submitted in the future. In the 

meantime, please provide the following documents as requested consistent with your January 

letter. 

• 2006 FLUCCS map. Copy from the South Florida Water Management District staff report 
file associated with Environmental Resou rce Permit Number 36-05393-P (Application 
Number 050720-14) . 

• 2006 Soil map. Copy from South Florida Water Management Dist rict staff report file 
associated with EnvironmentaJ Resource Permit Number 36-05393-P (Application 
Number 050720-14). 

2006 Wetland areas legal description and sketch : A certifi ed Legal Descrip t ion and Sketch tied to 

state plane for each wetl and have been provided as part of the map amendment submittal. 

We appreciate your assistance in this matter, if you have any additional comments or questions, 

please contact me at (239) 337-3993 or tekblad@m-da.com . 

Sincerely, 

MORRIS-DEPEW ASSOCIATES, INC. 

Tina M . Ekblad, MPA, AICP, LEED AP 

~)E ("~ I\? ~ . J . \I 

MAR O 4 2020 

COMMUNITY DEVELOPMENT 

CPA20 20,- 0 000·1 
Fort Myers I Gainesville I Tallahassee I Destin · · 



Partner - Planning Director 

Enclosures: 

2006 FLUCCS Map 

2006 Solis Map 

Ms. Rozdolski 
Exhibit M12 Memo Requested Environmental Waiver attachments 

2/27/2020 
Page I 2 

Wetland Areas Legal Descriptions and Sketches 

Cc: Kevin Ratterree 

Richard Arkin, Esq 

Russell Schropp, Esq 
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January 27, 2020 

Ms. Tina Ekblad 
Partner-Planning Director 
Morris-Depew 
2914 Cleveland Avenue 
Fort Myers, Florida 33901 
Sent via email: tekblad@m-da.com 

RE: GL Homes CPA - Application Waiver 

Dear Ms. Ekblad: 

I am writing in response to your request dated January 16, 2020 for waivers from 
certain Comprehensive Plan Amendment application requirements. Your request from 
Environmental Impacts (Exhibit M-12) subsection 1, 2, 5, and 6 is approved so long as 
one (1) copy of each of the following is provided as part of the initial application 
submittal: 

• 2006 FLUCCS map 
• 2006 Soil map 
• 2006 Wetland areas legal description and sketch: To determine the Wetland 

boundary please submit the Wetland areas legal description and sketch as a 
separate document, certify the legal description and sketch, and insure the 
sketch is tied to the state plane coordinate system. 

It is our intent to keep a complete file for each Comprehensive Plan Amendment case 
and as such, will require the waived documents be updated prior to finding the 
application complete. 

Sincerely, 

DEPARTMENT OF COMMUNITY DEVELOPMENT 
Planning Section 

Mikki Rozdolski 
Manager 

P.,O. Box 398, Fort Myers, Florida 33902-0398 Phone: (239) 533-2111. 
www.leegov.com 

AN EQUAL OPPORTUNITY EMPLOYER 
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January 16, 2020 

Ms. M. Rozdolski 
Planning Manager 
Lee County Community Development 
1500 Monroe Street 
Fort Myers, FL 33901 

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

RE: GL Homes Comprehensive Plan Amendment -Application Waiver Request 

Dear Ms. Rozdolski, 

On January 8, 2020, a meeting was held with Lee County Staff and members of the GL Homes 
(Lee County Homes Associates I, LLLP) consultant team to discuss a Future Land Use Map 
Amendment to the property associated with the Buckingham 345 Residential Planned 
Development. The proposed FLU Amendment would increase the available density within the GL 
Homes Planned Development by one dwelling unit per acre. A Planned Development 
Amendment will be submitted concurrently with the requested Future Land Use Map/Text 
Amendments. 

It is the applicant's intention to locate the additional density provided by the FLU Amendment 
request within the approved development areas and therefore will not revise the existing 
wetland conservation areas. A review of historical aerials demonstrates the property has been 
cleared, around the wetland on the property. Currently the property is approved for a single 
family residential subdivision by Z-05-076 . Consistent with the existing zoning approval, 
Environmental Resource Permit 36-05939-P was approved; included the legal description for the 

wetland areas, which would be recorded under a conservation easement at the completion of 
the ERP. As a result of these existing permits and approvals, Lee County Homes Associated I, LLLP 
would like to request a waiver from the environmental impact requirements of the 
Comprehensive Plan Amendment Application. A copy of the ERP has been attached for your 
review and consideration . 

Specifically, Lee County Homes Associates I, LLLP requests a waiver from the requirements of 
Comprehensive Plan Amendment Application "Environmental Impacts (Exhibit M-12)." The 

proposed Comprehensive Plan will be accompanied by a concurrent Planned Development, 
which will not revise the limits of the previously identified wetlands. Additionally, the applicant 
will be seeking 2 Future Land Use Categories as part of the proposed Comprehensive Plan 
Amendment; Wetlands and Outlying Suburban. The Wetlands FLU will be consistent with the 
description provided in the ERP permit. 

Fort Myers I Tallahassee I Destin 11;~1,1ir•,,,';1 
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We appreciate your consideration of this matter. If you have additional questions or comments, 
please contact me at (239) 337-3993. 

Sincerely, 

Morris-Depew Associates, Inc. 

Tina M. Ekblad, MPA, AICP, LEED AP 

Partner - Planning Director 

Cc: Kevin Ratterree 

Russell Schropp, Esq 

Enclosures: 

Environmental Resources Permit 36-05388-P 

ERP Staff Report 



NOTES: 

LEGAL DESCRIPTION 
OF A PARCEL LYING IN 

SECTION 33, TOWNSHIP 43 SOUTH1 RANGE 26 EAST, 
LEE COUNTY1 FLORIDA 

A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 SOUTH, RANGE 26 
EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF SAID SECTION 33; THENCE N.00"56'24"W. ALONG THE WEST LINE 
OF THE SOUTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 152.21 FEET; THENCE S.87'49'37"E. 
LEAVING SAID WEST LINE FOR A DISTANCE OF 137.52 FEET; THENCE N.82"50'45"E. FOR A DISTANCE OF 
70.24 FEET; THENCE N.59"55'01 "E. FOR A DISTANCE OF 102.29 FEET; THENCE N.41. 12' 1 O"E. FOR A DISTANCE 
OF 32.93 FEET; THENCE N.64"39'37"E. FOR A DISTANCE OF 42.23 FEET; THENCE N.54"01 '32"E. FOR A 
DISTANCE OF 113.31 FEET; THENCE N.38"24'31 "E. FOR A DISTANCE OF 113.34 FEET; THENCE N.32"01'17"E. 
FOR A DISTANCE OF 60.38 FEET; THENCE N.40'12'44"E. FOR A DISTANCE OF 73.72 FEET; THENCE 
N.49"11'06"E. FOR A DISTANCE OF 89.35 FEET; THENCE N.03"28'37"W. FOR A DISTANCE OF 69.54 FEET; 
THENCE N.20"51'30"W. FOR A DISTANCE OF 100.15 FEET; THENCE N.11"23'39"W. FOR A DISTANCE OF 58.63 
FEET; THENCE N.30"00'41 'W. FOR A DISTANCE OF 88.22 FEET; THENCE N.38'39'06"W. FOR A DISTANCE OF 
80.60 FEET; THENCE N.48'25' 34"W. FOR A DISTANCE OF 114.67 FEET; THENCE N.14'58'26"W. FOR A 
DISTANCE OF 120.78 FEET; THENCE N.07'46'42"E. FOR A DISTANCE OF 130.50 FEET; THENCE N.10"08'44"E. 
FOR A DISTANCE OF 122.33 FEET; THENCE N.1 O' 12'06"E. FOR A DISTANCE OF 153. 78 FEET; THENCE 
N.04'5 7'01 "E. FOR A DISTANCE OF 56.87 FEET; THENCE N.40"58'56"E. FOR A DISTANCE OF 59.97 FEET; 
THENCE N.81' 11'26"E. FOR A DISTANCE OF 100.70 FEET; THENCE N.85" 31 '29"E. FOR A DISTANCE OF 101.94 
FEET; THENCE S.86' 30' 14"E. FOR A DISTANCE OF 112.86 FEET; THENCE S.49"03' 35"E. FOR A DISTANCE OF 
49.65 FEET; THENCE S.01"41'46"E. FOR A DISTANCE OF 97.94 FEET; THENCE S.04'03'31"W. FOR A DISTANCE 
OF 85.95 FEET; THENCE S.24'42'42"W. FOR A DISTANCE OF 73.66 FEET; THENCE S.62'53'36"W. FOR A 
DISTANCE OF 96.63 FEET; THENCE S.57'38'32"W. FOR A DISTANCE OF 74.53 FEET; THENCE S.50'24'37"W. 
FOR A DISTANCE OF 36.67 FEET; THENCE S.18'42'46'W. FOR A DISTANCE OF 31.26 FEET; THENCE 
S. 14' 1 1'18"E. FOR A DISTANCE OF 58.98 FEET; THENCE S.28'42'00"E. FOR A DISTANCE OF 49.84 FEET; 
THENCE S.07'48'37"E. FOR A DISTANCE OF 45.92 FEET; THENCE S.54'33'52"E. FOR A DISTANCE OF 53.64 
FEET; THENCE N.79'51'27"E. FOR A DISTANCE OF 71.75 FEET; THENCE N.86'49'31"E. FOR A DISTANCE OF 
84.71 FEET; THENCE S.21'15'10"E. FOR A DISTANCE OF 23.12 FEET; THENCE S.43'32'56"E. FOR A DISTANCE 
OF 35.13 FEET; THENCE S.04'55'49"E. FOR A DISTANCE OF 37.06 FEET; THENCE S.07'14'29"W. FOR A 
DISTANCE OF 40.42 FEET; THENCE S.03'08' 18"E. FOR A DISTANCE OF 46.53 FEET; THENCE S.25'21 '36"E. FOR 
A DISTANCE OF 66.91 FEET; THENCE s.oo-oo·oo"E. FOR A DISTANCE OF 44.55 FEET; THENCE S.46"47'54"E. 
FOR A DISTANCE OF 39.68 FEET; THENCE S.09'43'45"E. FOR A DISTANCE OF 205.08 FEET; THENCE 
S.54'09'38"W. FOR A DISTANCE OF 43.51 FEET; THENCE S.00'34'01 "E. FOR A DISTANCE OF 94.12 FEET; . 
THENCE S.54'20'09"E. FOR A DISTANCE OF 31.72 FEET; THENCE S.23'33'43"W. FOR A DISTANCE OF 43.84 ,/ 
FEET; THENCE S.03' 19'22"W. FOR A DISTANCE OF 104.81 FEET; -
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NOTES: 

LEGAL DESCRIPTION 
OF A PARCEL LYING IN 

SECTION 33? T(OWNSHIP 43 SOUTH, RANGE 26 EAST, 
LEE COUNTY, FLORIDA 

THENCE S.01"52'28"W. FOR A DISTANCE OF 66.21 FEET; THENCE S.55"52'36''W. FOR A DISTANCE OF 34.94 
FEET; THENCE S.OT23'49"E. FOR A DISTANCE OF 124.83 FEET; THENCE S.00"53'25"E. FOR A DISTANCE OF 
50.83 FEET TO POINT ON THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33; THENCE 
S.89"06'35"W. ALONG SAID SOUTH LINE FOR A DISTANCE OF 240.19 FEET; THENCE N.18"35'19"W. LEAVING 
SAID SOUTH LINE FOR A DISTANCE OF 32.51 FEET; THENCE N.02"02'26"W. FOR A DISTANCE OF 24.82 FEET; 
THENCE N.31"59'24"W. FOR A DISTANCE OF 18.71 FEET; THENCE N.81"34'24"W. FOR A DISTANCE OF 43.98 
FEET; THENCE S.54"47'25"W. FOR A DISTANCE OF 29.75 FEET; THENCE N.73"25'15"W. FOR A DISTANCE OF 
44.03 FEET; THENCE N.29"56'23"W. FOR A DISTANCE OF 35.86 FEET; THENCE N.1 T09'27"W. FOR A DISTANCE 
OF 21.26 FEET; THENCE N.75"53'49"W. FOR A DISTANCE OF 54.02 FEET; THENCE N.34"09'18"W. FOR A 
DISTANCE OF 17.13 FEET; THENCE N.84"26'36"W. FOR A DISTANCE OF 12.97 FEET; THENCE N.54"55'40"W. 
FOR A DISTANCE OF 35.04 FEET; THENCE N.06"23'54"E. FOR A DISTANCE OF 17.09 FEET; THENCE 
N.82"38'40"E. FOR A DISTANCE OF 22.57 FEET; THENCE N.41"53'24"W. FOR A DISTANCE OF 30.78 FEET; 
THENCE N.20"40'06"E. FOR A DISTANCE OF 41.46 FEET; THENCE N.72"38'02"E. FOR A DISTANCE OF 16.32 
FEET; THENCE S.42"20'39"E. FOR A DISTANCE OF 26.44 FEET; THENCE S.81"21'50"E. FOR A DISTANCE OF 
34.38 FEET; THENCE N.34"25'21 "E. FOR A DISTANCE OF 46.32 FEET; THENCE N.89" 33'05"E. FOR A DISTANCE 
OF 14.94 FEET; THENCE S.41"22'50"E. FOR A DISTANCE OF 26.95 FEET; THENCE s.71·01·11"E. FOR A 
DISTANCE OF 12.24 FEET; THENCE N.62"00'48"E. FOR A DISTANCE OF 17.61 FEET; THENCE N.89"33'05"E. FOR 
A DISTANCE OF 12.22 FEET; THENCE N.11"24'27"W. FOR A DISTANCE OF 27.48 FEET; THENCE N.30"12'31"W. 
FOR A DISTANCE OF 44.43 FEET; THENCE N.13"50'57"W. FOR A DISTANCE OF 29.74 FEET; THENCE 
N.35"40'59"W. FOR A DISTANCE OF 50.26 FEET; THENCE N.06"34'04"W. FOR A DISTANCE OF 7.52 FEET; 
THENCE N.55" 11 '35"w. FOR A DISTANCE OF 13.42 FEET; THENCE N.69'22'36"W. FOR A DISTANCE OF 23.77 
FEET; THENCE S.30"57'08"W. FOR A DISTANCE OF 48.51 FEET; THENCE S.3T43'34"W. FOR A DISTANCE OF 
49.06 FEET; THENCE S.63'00'02"W. FOR A DISTANCE OF 18.49 FEET; THENCE S.41"50'34"W. FOR A DISTANCE 
OF 20.48 FEET; THENCE S.13' 35' 46"W. FOR A DISTANCE OF 11.36 FEET; THENCE S.61' 15'56"W. FOR A 
DISTANCE OF 20.35 FEET; THENCE S.40'10'13"W. FOR A DISTANCE OF 38.11 FEET; THENCE S.4T39'48"W. 
FOR A DISTANCE OF 72.21 FEET; THENCE S.71"07'38"W. FOR A DISTANCE OF 21.79 FEET; THENCE 
S.63'00'02"W. FOR A DISTANCE OF 21 .57 FEET; THENCE S.70'07'21 "W. FOR A DISTANCE OF 24.85 FEET; 
THENCE S.04' 19'05"W. FOR A DISTANCE OF 16.59 FEET; THENCE S.36'00'11 "E. FOR A DISTANCE OF 47.41 
FEET; THENCE S.61"24'33"E. FOR A DISTANCE OF 28.38 FEET; THENCE S.08'38'50"W. FOR A DISTANCE OF 
34.88 FEET; THENCE S.66'34'31"E. FOR A DISTANCE OF 105.51 FEET; THENCE S.02'34'15"E. FOR A DISTANCE 
OF 37.22 FEET; THENCE S.84'04'40"E. FOR A DISTANCE OF 88.32 FEET; THENCE S.89'06'35"W. FOR A 
DISTANCE OF 535.24 FEET; TO THE POINT OF BEGINNING. 

PARCEL CONTAINS 662,038 SQUARE FEET, 15.198 ACRES, MORE OR LESS 

*THIS IS NOT A SURVEY* 
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LEGAL DESCRIPTION 

OF A PARCEL LYING IN 
SECTION 331 TO\\'VNSHIP 43 SOUTH1 RANGE 26 EAST1 

LEE COUNTY1 FLORIDA 
LINE TABLE LINE TABLE 

LINE BEARING DISTANCE L56 S 55'52'36" W 34.94' 
L1 N 00'56'24" W 152.21' L57 S 07'23'49" E 124.83' 
L2 S 87'49'37" E 137.52' L58 S 00'53'25" E 50.83' 
L3 N 82'50'45" E 70.24' L59 S 89'06'35" W 240.19' 
L4 N 59'55'01" E 102.29' L60 N 18'35'19" W 32.51' 
L5 N 41'12'10" E 32.93' L61 N 02'02'26" W 24.82' 
L6 N 64'39'37" E 42.23' L62 N 31'59'24" W 18.71' 
L7 N 54'01 '32" E 113.31' L63 N 81'34'24" W 43.98' 
LS N 38'24'31" E 113.34' L64 S 54·47·25" W 29.75' 
L9 N 32'01'17" E 60.38' L65 N 73'25'15" W 44.03' 
L10 N 40'12'44" E 73.72' L66 N 29'56'23" W 35.86' 
L11 N 49'11'06" E 89.35' L67 N 17'09'27" W 21.26' 
L12 N 03'28'37" W 69.54' L68 N 75·53'49" W 54.02' 
L13 N 20'51'30" W 100.15' L69 N 34'09'18" W 17.13' 
L14 N 11·23'39" W 58.63' L70 N 84'26'36" W 12.97' 
L15 N 30'00'41" W 88.22' L71 N 54·55'40" W 35.04' 
L16 N 38'39'06" W 80.60' L72 N 06'23'54" E 17.09' 
L17 N 48'25'34" W 114.67' L73 N 82'38'40" E 22.57' 
L18 N 14'58'26" W 120.78' L74 N 41'53'24" W 30.78' 
L19 N 07'46'42" E 130.50' L75 N 20'40'06" E 41.46' 
L20 N 10·05'44" E 122.33' L76 N 72'38'02" E 16.32' 
L21 N 10'12'06" E 153.78' L77 S 42'20'39" E 26.44' 
L22 N 04'57'01" E 56.87' L78 S 81'21 '50" E 34.38' 
L23 N 40'58'56" E 59.97' L79 N 34'25'21" E 46.32' 
L24 N 81'11'26" E 100.70' L80 N 89'33'05" E 14.94' 
L25 N 85'31 '29" E 101.94' L81 S 41'22'50" E 26.95' 
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L54 S 03'19'22" W 104.81' 
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LEGAL DESCRIPTION 
OF A PARCEL LYING IN 

SECTION 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST, 
LEE COUNTY, FLORIDA 

NOTES: 

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 1 / 4 OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: 

COMMENCE AT SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF SAID SECTION 33; 
THENCE N.89'06'45"E. ALONG THE SOUTH LINE OF THE SOUTHEAST QUARTER OF SAID 
SECTION 33 FOR A DISTANCE OF 573.80 FEET TO THE POINT OF BEGINNING; THENCE 
N.00'53'15"W. LEAVING SAID SOUTH LINE FOR A DISTANCE OF 21.16 FEET; THENCE 
N.15'49'27"E. FOR A DISTANCE OF 57.31 FEET; THENCE N.60'31'47"E. FOR A DISTANCE 
OF 97.00 FEET; THENCE N.66'47'26"E. FOR A DISTANCE OF 150.52 FEET; THENCE 
N.84'22'59"E. FOR A DISTANCE OF 187.33 FEET; THENCE S.70'05'58"E. FOR A DISTANCE 
OF 45.13 FEET; THENCE S.79'43'01 "E. FOR A DISTANCE OF 82.02 FEET; THENCE 
S.61'32'02"E. FOR A DISTANCE OF 33.80 FEET; THENCE S.41'32'29"E. FOR A DISTANCE 
OF 101.55 FEET; THENCE S.25'04'27"E. FOR A DISTANCE OF 59.27 FEET; THENCE 
S.00'53' 15"E. FOR A DISTANCE OF 15.48 FEET TO A POINT ON THE SOUTH LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 33; THENCE S.89'06'45"W. ALONG SAID SOUTH 
LINE FOR A DISTANCE OF 670.16 FEET TO THE POINT OF BEGINNING. 

PARCEL CONTAINS 99,666 OR 2.288 ACRES, MORE OR LESS. 
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This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

Resources. Contact the Compliance and Review Section of the Division of Historical 
Resources at 850-245-6333 for project review information. 

December 26, 2019 

Heather M. Urwiller 
Morris Depew 
2914 Cleveland Avenue 
Fort Myers, FL 33901 
Phone: 239.337.3993 
Email: HUrwiller@M-DA.com 

~ Florida 
ij=Master 
J@ S~te~ 
1'111 File~ 

In response to your inquiry of December 24, 2019, the Florida Master Site File lists no previously 
recorded cultural or historical resources in the following section of Lee County : 

Property directly south of 3291 Buckingham Road, Fort Myers, as depicted in the aerial imagery 
provided by the client. 

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

• This search area may contain unrecorded archaeological sites, historical structures 
or other resources even if previously surveyed for cultural resources. 

• Federal, state and local laws require formal environmental review for most 
projects. This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at 850-245-6333. 

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

Sincerely, 

Joseph A. Bomberger 
Archaeological Data Analyst 
Florida Master Site File 
Joseph.Bomberger@DOS .MyF lorida.com 

MAR O 4 2020 

COMMUNITY DEVELOPMENT 

PA 2 o 2 o -o o o o 

500 South Bronaugh Street• Tallahassee, FL 32399-0250 • www.tlheritage.com/preservation/sitefile 
850.245.6440 ph I 850.245 .6439 fax I SiteFile@dos.state.tl.us 
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ENGINEERS · PLANNERS · SURVEYORS 
LANDSCAPE ARCHITECTS 

Lee County Homes 

Comprehensive Plan Text Amendment 
Project Narrative 

Exhibit-TS COMMUNITY DEVELOPMENT 
The proposed Comprehensive Plan Text Amendment is a companion amendment to a concurrent 
Comprehensive Plan Map Amendment. The Comprehensive Plan Map Amendment is being 
requested for property located on Buckingham Road in eastern Lee County in the Fort Myers 
Shores/Caloosahatchee Shores Planning Community. The subject property consists of two 
parcels totaling ;t:345 acres, known as the Buckingham 345 Residential Planned Development. 
The property is currently designated Sub-Outlying Suburban and is zoned Residential Planned 
Development. The Comprehensive Plan Map Amendment request is to amend the future land 
use designation of the subject property on the future land use map from Sub-Outlying Suburban 
to Outlying Suburban and Wetlands. 

Figure 1. Project Aerial 
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This change would allow an increase of 1 dwelling unit per acre. The Sub Outlying Suburban 
future land use category allows a maximum of 2 dwelling units per acres while the Outlying 
Suburban future land use category allows a maximum of 3 units per acre. Further details on the 
specifics of the Map Amendment can be found in Exhibits-M18 and M19 of the companion 
Comprehensive Plan Map Amendment. 

As a result of the change of future land use designation on the future land use map, Table l(b) of 
the Lee Plan must be revised. The population of the future land use map is accommodated via 
Lee Plan Table l(b) Year 2030 and Map 16 Planning Communities. To more accurately 
accommodate the population, Map 16 Planning Communities establishes 22 planning 
communities across the County. In support of Map 16, Table l(b) provides the acreage allocations 
for each planning community based on land use to accommodate the population through the 
year 2030 of Lee County. Lee County's population is projected to grow to 999,851 by 2040. The 
Lee Plan supports directing growth into areas where infrastructure and services are in place or 
planned to be in placed to support new residents. 

The subject property is located within the Fort Myers Shores Planning Community, which is 
currently allocated 1,250 acres of residential development within the following Future Land Use 
Categories: Intensive Development, Central Urban, Suburban, Outlying Suburban, Sub-Outlying 
Suburban, Rural, and Outer Island to accommodate the projected growth within the planning 
community. An amendment to the Future Land Use Map necessitates an amendment to Table 
l(b) to ensure the increase density/population can be appropriately accommodated. 

Project Request 
The requested Text Amendment is to Table l(b) to accommodate the additional population to 
occur within the Fort Myers Shores Planning Community with the subject property FLU is 
amended to Outlying Suburban. The Map amendment will generate an additional 345 dwelling 
units. Currently Table l(b) does not have adequate residential acreage within the Outlying 
Suburban FLU category in the Fort Myers Shores Planning Community to accommodate the 
proposed population increase. The additional 345 dwelling units results in a population increase 
of approximately 811 residents. The population increase is less than 1% of Lee County's projected 
population based on the Florida Office of Economic Demographic Research and within the margin 
of error of these forecasts. 

A discussion of how the population will be accommodated is included as part of the Lee Plan 
Analysis to this application (referred to as Exhibits-T6, T9 and TlO). Exhibit T4 attached to the 
text amendment application, shows the proposed changes in strikethrough/underline format to 
Table l(b) to balance the proposed population growth in the Fort Myers Shores Planning 
Community. It is important to keep in mind, to calculate the acreage necessary within the Fort 
Myers Shores Planning Community to accommodate the proposed units, an analysis of the 
residential acreage where development of the actual residential units will be developed is 
undertaken. The concurrent Residential Planned Development Application to this amendment 
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request enables a detailed site design process to occur; which has established that 187.4 acres 
of the 345 acre property will be utilized for development of the actual residential units. Areas 
within the property reserved for wetlands (which will be moved to the Wetland FLU), lakes, open 
space, amenities, and roads are not included. 

Proposed Future Land Uses 
The subject property consists of uplands and ±17.5 acres of wetlands and the companion Map 
Amendment will increase the maximum density of the subject property beyond current 
Buckingham 345 RPD approval and Sub-Outlying Suburban FLU which allow a total of 690 
dwelling units or 2 dwelling units per acre. Transferring the property to the Outlying Suburban 
FLU permits and additional 345 dwelling units to be permitted within the subject property for a 
total maximum density of 1,35 dwelling units. 

Proposed Future Land Use 
Proposed FLU Acreage Dwelling Units/Acre Dwelling Units permitted 

Outlying Suburban ±327.5 3 du/ac 984 

Wetlands ±17.5 3 du/ac* 51 

Total Acres ±345 Total Dwelling Units 1,035 
*Consistent with Table l(a), note 8(b) of the Lee Plan 

Table 1. Proposed Future Land Use Data 

A detailed discussion of the existing and proposed future land uses can be found in the Lee Plan 
Analysis (Exhibits-M18 and M19) included in the companion Comprehensive Plan Map 
Amendment. The Wetland FLU allows development at very low density of 1 unit per 20 acres, 
however Table l(a), Note #8 does allow higher densities when wetland areas are preserved on 
the subject site. Pursuant to this provision, the Map Amendment and concurrent Residential 
Planned Development application demonstrate that wetland areas will be maintained on site. 
The wetland areas will be included in the Wetlands FLU. 

Table l(a), Note #8 of the Lee Plan states: 
11Higher densities may be allowed under the following circumstances where wetlands are preserve 
on the subject site: Dwelling units may be relocated to developable contiguous uplands 
designated ... Suburban, Sub-Outlying Suburban Outlying Suburban, from preserved freshwater 
wetlands at the same underlying density as permitted for those uplands. Impacted wetlands will 
be calculated at the standard Wetlands density of 1 dwelling units per 20 acres." 
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RIVER HALL 

Figure 2. Proposed Future Land Use 

The proposed Outlying Suburban FLU category will permit the subject property to establish a 
transition from surrounding properties; providing a step down from the higher densities found 
in the Suburban FLU to the west and the existing Outlying Suburban FLU to the north and east. 
Given the existing land future uses in the immediate proximity to the subject property (Verandah, 
River Hall, Portico and Lehigh Acres) as well as the proximity to Buckingham Road, the proposed 
development will provide appropriate infill development and allow for a more efficient use of 
the land. Existing urban services are available to serve the subject property and the anticipated 
increase in dwelling units and associated population. 

Additionally, the subject property is within short drive of existing clustered residential 
development, commercial nodes and Lee County Schools. The infrastructure and capacity to 
support the additional population that will be generated from the additional units is in place. 

Urban Services & Accessibility 
The subject property is in an area of the County which has a full slate of urban services available 
to support the existing and proposed development. 
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Infrastructure 

The subject property is in an area of the County that has been designated for urban services. All 
urban services are located adjacent to the subject property and are available to serve the 
property. A copy of all received Letters of Availability from each service provided are attached to 
the application for reference. 

Utilities 
The subject property is within the service area for Lee County Utilities as depicted on Maps 6 and 
7 of the Lee Plan. Potable water and sewer infrastructure are available adjacent to the Lee County 
Homes Planned Development. Lee County Utilities has adequate capacity at the Olga Treatment 
Plant to provide water service to the additional dwelling units and associated population. The 
City of Fort Myers Central Advance Waste Water Treatment Facility will provide wastewater 
service. A Letter of Availability has been received from Lee County Utilities and is included in the 
application materials to demonstrate that adequate capacity is available to serve the additional 
units and associated population proposed by the Comprehensive Plan Amendment. 

Public Safety 
The subject property is well within the service limits for Emergency Medical Services, Fire and 
Police services. Lee County Emergency Medical Service are the primary EMS transport for the 
subject property. The primary ambulance for the subject property is Medic 11, located 5.6 miles 
west of the subject property. A Letter of Availability from the Lee County Emergency Medical 
Service Division has been received and is included in the application materials to demonstrate 
the ability to serve the requested additional units and associated population. 

The subject property is served by the Fort Myers Shores Fire District and would is served from 
Station 81 located at 12345 Palm Beach Boulevard. A Letter of Availability from the Fort Myers 
Shores Fire District has been received and is included in the application materials to demonstrate 
the ability to serve the requested additional units and associated population. 

The subject property is located wholly within the service area for the Lee County Sheriff. The 
Central District Station located at 14750 Six Mile Cypress Parkway is responsible for providing 
service to the subject property. A Letter of Availability from the Lee County Sherriff has been 
received and is included in the application materials to demonstrate the ability to serve the 
requested additional units and associated population. 

Schools 
The subject property is within the Lee County School District East Zone, E2. A request for a Letter 
of Availability from the Lee County School District was submitted but has not yet been received. 
Based on the 2019 Concurrency Report, the proposed development is estimated to generate 306 
school-age children. The East Zone is currently experiencing a deficit in seating for middle and 
high schools with and without the project. To address the immediate deficit, additional portable 
seats will be added at Harns Marsh, Oak Hammock and Lehigh middle schools. A new 1,200 seat 
middle school is programmed to open in the East Zone during the 2021-22 school year. At the 
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high school level an addition to Lehigh Acres high school will address the immediate deficiencies. 
Additionally, it is important to note Lee County Schools has also acquired a school site in Gateway 
for a future high school, which is expected to be constructed and open August 2021. All projected 
deficits in the East Zone will be addressed within the 2030 time horizon of the Lee Plan. There is 
capacity within the entire school district to accommodate the additional students from the 
proposed development. 

Solid Waste 
The property is within the Lee County Solid Waste Franchise area and is served through Lee 
County's franchised hauling contractor. Disposal of waste generated from the subject property 
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional 
Landfill. Service is available to the subject property and plans have been established that target 
growth and long term disposal capacity for this area. A Letter of Availability has been received 
from Lee County Solid Waste confirming capacity to serve the additional dwelling units and 
associated population. 




