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LEE COUNTY, FLORIDA 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 
STAFF REPORT 

 
 
TYPE OF CASE:   PLANNED DEVELOPMENT/DCI 
CASE NUMBER:   DCI2020-00010 
HEARING EXAMINER DATE: February 11, 2021 
SUFFICIENCY DATE:  December 16, 2020 
 
Applicant: Morris-Depew Associates, Inc. in reference to Lee County Homes (Buckingham 

345) RPD. 
  
Request: Request to amend Resolution #Z-05-074, an existing 344± acres Buckingham 345 

Residential Planned Development (RPD) to amend the Master Concept Plan, 
Schedule of Uses, Site Development Regulations, Buffers, and other conditions 
and deviations, and to allow for up to 1,015 residential dwelling units (Companion 
to CPA 2020-00002). 

 
Location: The subject property is located on Buckingham Road, Fort Myers Shores Planning 

Community, Lee County, FL (District #5).  The applicant indicates the STRAP 
numbers are: 32-43-26-00-00003.0000, 32-43-26-00-00004.0000, 32-43-26-00-
00004.0010 

 
Summary 
Staff recommends APPROVAL of the applicant’s request to amend Resolution Z-05-074 with 
the conditions and deviations found in Attachment C. 
 
The conditions have been prepared to address the proposed development and consistency with 
the Lee County Comprehensive Plan (Lee Plan), compatibility with surrounding land uses, and 
addressing future infrastructure needed to support the development. 
 
The applicant’s request includes seven (7) deviations from the requirements of the Land 
Development Code. Staff has reviewed and recommends denial of one and approval of the 
remaining six deviations subject to conditions.  
 
Character of the Area 
The area is mostly developed with residential uses. There are some large Residential Planned 
Developments, including Verandah, Portico, and River Hall in the vicinity of the site, as well as a 
school and some agricultural uses in the area.  
 
To the north, northeast and east there are two large developments, Portico, a 581-acre property 
approved for 1,600 residential dwelling units, and River Hall a 1,978-acre development 
approved for 2,695 residential units. 
 
To the south, there are mostly large properties zoned agricultural with some developed with 
single family dwellings. 
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To the west, across Buckingham Road, there is a large development known as Verandah, a 
1,455-acre development approved for 1,700 residential dwelling units and 230,000 square feet 
of commercial uses. 
 
Analysis 
The subject site, which consists of 344± acres, is currently zoned Residential Planned 
Development via Resolution Z-05-074, which amended Resolution Z-00-039. The original 
approval in the year 2000 was for 640 dwelling units on 324 acres. In 2005, the applicant added 
an additional 20 acres to the site; Resolution Z-05-074 approved a maximum of 690 dwelling 
units on 344 acres. 
 
The current request is to amend the existing RPD to allow for a maximum of 1,015 dwelling 
units on the 344 acres. There is a companion application (CPA 2020-00002) to change the 
Future Land Use designation of the property from Sub-Outlying Suburban to Outlying Suburban 
to allow a maximum density of three dwelling units per acre on the subject property. This 
amendment will increase the density of the project from two dwelling units per acre to 
approximately 2.95 dwelling units per acre. 
 
This amendment will rescind and replace Resolution Z-05-074, as amended by ADD2007-
00018. 
 
Environmental 
Environmental staff has provided a recommended set of conditions which have been 
incorporated into the conditions proposed by staff (Attachment F). 
 
Transportation 
Infrastructure Planning staff has reviewed this project and has recommended approval 
(Attachment G).  
 
It is anticipated that this project, when completed by 2028, will generate 8,927 daily trips. The 
roadway level of service analysis indicates Buckingham Road from SR 80 to Orange River 
Boulevard will operate below the adopted Level of Service standard (LOS “F”) in year 2028 as a 
result of the proposed development, while Orange River Boulevard from Buckingham Road to 
SR 80 and SR 80 from Buckingham Road to SR 31 will operate at LOS “F” in Year 2028 both 
with and without the proposed development. 
 
An intersection LOS analysis shows that the Buckingham Road/SR 80 intersection will operate 
at LOS “D” without the project and LOS “F” with the project in the PM peak hour in Year 2028. 
 
Lee Plan 
The subject property is located in the Sub-Outlying Suburban and Wetlands Future Land Use 
categories and the companion application seeks to change that designation to Outlying 
Suburban. This report evaluated the request based on Outlying Suburban criteria of the Lee 
County Comprehensive Plan.  
 
Approximately 11.09 acres of the property is comprised of Wetlands; of which 7.9 acres will be 
preserved and 3.11 acres will be impacted. The Lee Plan allows full density of the Outlying 
Suburban for preserved Wetlands and 1 unit per 20 acres for impacted wetlands. The project’s 
density takes into account the impacted wetlands and relocated the density from the preserved 
Wetlands to the Outlying Suburban area. The overall density of the project is approximately 2.95 
dwelling units per acre, which is in compliance of Policy 1.1.6 of the Lee Plan. 
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Lee Plan Policy 20.1.6 requires that residential developments adjacent to the Rural Community 
Preserve Future Land Use category, when possible, to provide appropriate transitions with a 
graduated increase in density as development moves away from the Rural Community Preserve 
Future Land Use category boundary. This policy also requires appropriate buffers. In order to 
comply with this requirement, the applicant proposes to have large lots of 13,500 square feet in 
area along the southern boundary of the site graduating to 6,500-square foot lots and then to 
4,500-square foot lots as the project transitions away from the Rural Community Preserve. 
Large 13,500-square foot lots with 45-foot rear setbacks and with a 30-foot-wide enhanced 
buffer achieve the requirement of Lee Plan Policy 20.1.6.  
  
The proposed development promotes contiguous and compact growth patterns, limits urban 
sprawl and minimizes the costs of services. Adequate public services exist to serve the 
property. Sewer and water are available to the site. The property has direct frontage on 
Buckingham Road. Therefore, the request is consistent with Objectives 2.1 and 2.2 and Policies 
2.1.1 and 2.2.1 of the Lee Plan. 
 
The proposed development is located in the Caloosahatchee Shore Community Plan area. Goal 
21 of the Lee Plan requires protection of the existing character, natural resources and quality of 
life in this community plan area, while promoting new development, redevelopment and 
maintaining a more rural identity for the neighborhoods east of I-75. This project by its design 
and relatively low density achieves this goal. 
 
Policy 21.1.2 of the Lee Plan requires all buffering, landscaping, signage and architectural 
deviations to comply with the variance criteria set forth in chapter 34 of the Land Development 
Code. This application requests 7 deviations but none from the above mentioned requirements. 
 
Water and sewer services from Lee County Utilities are available to the site and the site will be 
connected to those services. Staff finds the request CONSISTENT with Standards 4.1.1 and 
4.1.2 of the Lee Plan (Attachment I). 
       
Urban Services 
Urban services are defined by the Lee Plan as the requisite services, facilities, capital 
improvements, and infrastructure necessary to support growth and development at levels of 
urban density and intensity.  
 
Public sewer and water:   Municipal potable water service is available to the site from Lee 
County Utilities, with adequate capacity to serve this development. Development must connect 
to public water and sewer services when development activity triggers the connection 
requirements of the LDC. 
 
Paved streets and roads:  The subject property fronts on Buckingham Road, providing adequate 
access to the site.    
 
Public transit:  Bus route 50, starting at the Sanibel Outlet Mall travelling on Summerlin Road to 
Winkler Road, then Cypress Lake Drive and Daniels Parkway, turning to Treeline Avenue, and 
ending at the RSW Airport, with a bus stop within close proximity of this site, is the only public 
transit route available to the subject site. 
 
Parks and recreation facilities/Community facilities:  Shores Natural Trail Park is located on Fifth 
Street and Olga Park located on South Olga Drive are within close proximity of this site.  
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Urban levels of police, fire, and emergency services:  The subject property will be provided 
urban levels of police, fire and emergency services.  Fire protection is provided by Fort Myers 
Shores Fire District, located at 12345 Palm Beach Boulevard. Ambulance services will be 
provided by Lee County Medic 11 located approximately 5.5 miles from this site. 
 
Urban surface water management:  Any future development will be required to comply with the 
LDC, including provisions for surface water management. 
 
Schools:  River Hall Elementary School located on River Hall Parkway, Oak Hammock Middle 
School, located on Tice Street, and Riverdale High School, located on Buckingham Road are 
the closest public schools to this site. 
 
Employment and commercial centers:  The subject property is in close proximity of existing 
commercial uses on Palm Beach Boulevard and Buckingham Road. These commercial centers 
provide employment and shopping opportunities in the area. 
 
Planning Community Map and Allocation Table 
POLICY 1.7.6: The Planning Communities Map and Acreage Allocation Table (see Map 16 and 
Table 1(b) and Policies 1.1.1 and 2.2.2) depict the proposed distribution, extent, and location of 
generalized land uses for the year 2030.   
 
The subject property is located in the Fort Myers Shores Planning Community. The Planning 
Community Year 2030 Allocations indicate that 4,500 acres are allocated to residential uses in 
the Fort Myers Shores Planning Community. From that number, 2,429 acres of residential 
acreage is still available. Staff finds the request CONSISTENT with the allocations for the Fort 
Myers Shores Planning Community.  
 
The applicant is in compliance with the Lee County Land Development Code Chapter 33-1482 
which requires that the owner or agent applying for rezoning to conduct one publicly-advertised 
information session within the Caloosahatchee Shores Planning Community. The applicant 
conducted a public informational meeting in the community on July 6, 2020 (Attachment J). 
  
The applicant is requesting seven deviations including, one already approved via Resolution Z-
05-074, Staff reviewed these deviations and recommends denial of one and approval of six 
deviations.  
 
Findings and Conclusions 
 
Based upon an analysis of the application and the standards for approval of planned 
development rezonings, as required by Land Development Code Section 34-145(d)(4)a.1, staff 
offers the following findings and conclusions:  
 
The request, as conditioned: 
 

 Complies with Lee Plan as discussed in the Lee Plan analysis section of this 

report, specifically Lee Plan Policies 1.1.5, 2.1.1, 2.2.1 and 1.7.6; Objectives 2.1 

and 2.2 Standards 4.1.1 and 4.1.2;  
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 Meets the Land Development Code and other applicable County regulations or 

qualifies for deviations;  

 

 Is compatible with existing and planned uses in the surrounding area;  

 

 Will provide access sufficient to support the proposed development intensity and 

the expected impacts on existing or planned transportation facilities will be 

mitigated through existing County regulations or conditions of approval;  

 

 Will not adversely affect environmentally critical or sensitive areas and natural 

resources; 

 

 Will be served by urban services, as defined in the Lee Plan; and 

 

 The proposed mix of uses is appropriate at the proposed location; 

 

 The recommended conditions provide sufficient safeguards to the public interest 

and are reasonably related to the impacts on the public's interest expected from 

the proposed development: and 

 

 The requested deviations (except Deviation #5), as conditioned: pursuant to 

section 34-373(a)(9):  

 

 Enhance the achievement of the objectives of the planned development; and 
 

 Preserve and promote the general intent of this Code to protect the public 
health, safety and welfare. 

 
Closing Remarks 
Lee County staff has reviewed the proposed rezoning request and recommends approval of the 
RPD amendment with conditions.  The applicant has sought seven deviations from the Lee 
County Land Development Code, six of which are recommended for approval. The uses and 
density proposed by this request are consistent with the Lee Plan and compatible with 
surrounding existing land uses. 
 
 
ATTACHMENTS: 

A. Expert Witness Information 

B. Maps: surrounding zoning, future land use and aerial photograph 

C. Recommended Conditions and Deviations 

D. Master Concept Plan 

E. Site Development Regulations 

F. Memorandum from Lee County Section of Zoning, Environmental Review 

G. Memorandum from Lee County Section of Infrastructure Planning 

H. Memorandum from Lee County Section of Natural Resources 
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I. Letter of availability for water and sewer 

J. Public Informational Meeting Summary 

K. Affidavit of Agricultural Use 

L. Resolution Z-05-074 

M. ADD2007-00018 

N. Application and narrative 

O. Legal Description 

 
 
cc: Applicant 
 County Attorney 
 Zoning File  
 
 
 
 



LEE COUNTY STAFF EXPERT WITNESS INFORMATION 

PROVIDED PURSUANT TO AC-2-6, SECTION 2.2.b(5)(f)3. 

Case Number:  DCI2020-00011 

Project Name:  Lee County Homes RPD 

Hearing Examiner Date: February 11, 2021 

Chahram Badamtchian, AICP, Planner, Senior, Zoning Section, 1500 Monroe Street, Fort 
Myers, FL  33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Current resume is on file with the Hearing Examiner.

 Seeking to be qualified as an expert witness in the Lee County Land
Development Code, Lee Plan, zoning, and land use planning.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application.

Elizabeth Workman, Environmental Planner, Senior, Zoning Section, 1500 Monroe Street, Fort 

Myers, FL 33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Current resume is on file with the Hearing Examiner.

 Seeking to be qualified as an expert witness in the Lee County Land
Development Code, Lee Plan, and environmental planning as it pertains to the
Land Development Code, and Lee Plan.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application.

 Marcus Evans, Engineer, Senior, Development Services Section, 1500 Monroe Street, Fort 

Myers, FL. 33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Current resume is on file with the Hearing Examiner.

 Seeking to be qualified as an expert witness in Traffic Engineering and
Transportation Planning.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application.

ATTACHMENT A



Brandon D. Dunn, Planner, Principal, Planning Section, 1500 Monroe Street, Fort Myers, FL 

33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Current resume is on file with the Hearing Examiner.

 Seeking to be qualified as an expert witness in the Lee Plan and land use
planning.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application

Rebecca Sweigert, Planner, Principal, Planning Section, 1500 Monroe Street, Fort Myers, FL 

33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Current resume is on file with the Hearing Examiner.

 Seeking to be qualified as an expert witness in the Lee County Land
Development Code, Lee Plan, and environmental planning as it pertains to the
Land Development Code, and Lee Plan.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application

Brian Roberts, Planner, Zoning Section, 1500 Monroe Street, Fort Myers, FL 33901 

 Previously qualified as an expert witness by the Lee County Hearing Examiner.
Updated resume will be provided to the Hearing Examiner.

 Seeking to be qualified as an expert witness in the Lee County Land
Development Code, Lee Plan, zoning, and land use planning.

 Report and documents are submitted with the Staff Report for this case.
Additional documents that may be relied upon and used as evidence during the
hearing include:  the Lee County Land Development Code; the Lee Plan; and
documentation submitted by the applicant as part of the subject application.
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DCI2020-00010, Lee County Homes RPD 
Conditions and Deviations 

A. Conditions

1. MASTER CONCEPT PLAN/DEVELOPMENT PARAMETERS

The development of this project must be consistent with the five-page Master

Concept Plan entitled “Lee County Homes Associates I, LLLP Residential

Planned Development” dated November 17, 2020, except as modified by the

conditions below. This development must comply with all requirements of the

Lee County Land Development Code (LDC) at time of local Development

Order approval, except as may be granted by deviation as part of this planned

development.  If changes to the Master Concept Plan are subsequently pursued,

appropriate approvals will be necessary.

The Resolution approving this amendment will rescind and replace Z-05-074 and

ADD2007-00018.

This amendment will allow a maximum of 1,015 dwelling units for the entire

development.

2. USES AND SITE DEVELOPMENT REGULATIONS

a. Schedule of Uses

RESIDENTIAL R-1

Accessory Uses and Structures

Dwelling Units

Single-family

Entrance gate, gatehouse

Essential Services

Essential Service Facilities: Group I

Excavation, Water Retention

Fences, walls

Home Occupation

Model Home and Model Unit

Model Display Center

Parking Lot, Accessory

Real Estate Sales Office

Signs

Temporary Uses, limited to construction trailers at the time of development

RESIDENTIAL R-2

Accessory Uses and Structures

Dwelling Units
Single-family 
Zero Lot Line 
Two Family Attached 
Townhomes  

ATTACHMENT C
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Entrance gate, gatehouse 
Essential Services    
Essential Service Facilities: Group I 
Excavation, Water Retention 
Fences, walls 
Home Occupation, No outside help 
Model Home and Model Unit 
Model Display Center 
Model Display Group 
Parking Lot, Accessory 
Real Estate Sales Office 
Signs   
Temporary Uses, limited to construction trailers at the time of development 
 
RESIDENTIAL R-3 
 
Accessory Uses and Structures  
Dwelling Units 
 Single-family     
Entrance gate, gatehouse 
Essential Services    
Essential Service Facilities: Group I 
Excavation, Water Retention 
Fences, walls 
Home Occupation, No outside help 
Model Home and Model Unit 
Model Display Center 
Parking Lot, Accessory 
Real Estate Sales Office 
Signs   
Temporary Uses, limited to construction trailers at the time of development 

 
RESIDENTIAL AMENITY (RA) 
 
Accessory Uses and Structures 
Administrative Offices 
Banks and Financial Establishments, Group I (Including ATMs) 
Communication Facility, Wireless (Antenna only, Towers prohibited) 
Consumption on Premises 
Club, Private 
Essential Services 
Essential Services Facilities, Group I 
Excavation, Water Retention 
Fences and Walls 
Food & Beverage Service, Limited 
Parking Lot, Accessory 
Personal Services, Group I 
Recreational Facilities, Private 
Real Estate Sales Office 
Restaurant, Groups I, II, and III 
Signs 
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Specialty Retail Shops, Groups I and II 
Storage, Indoor 
Temporary uses 
 

b. Site Development Regulations 
 
  Attached to the staff report as Exhibit “E” 
 
3. VEHICULAR/PEDESTRIAN IMPACTS 
 Zoning approval does not address mitigation of vehicular or pedestrian traffic impacts.  

Additional conditions consistent with the Lee County LDC may be required to obtain a 
local development order.  

 
4. PLAN CONSISTENCY 
 Zoning approval does not guarantee local development order approval.  Future 

development order approvals must satisfy the requirements of the Lee Plan Planning 
Communities Map and Acreage Allocation Table, Map 16 and Table 1(b), be reviewed 
for, and found consistent with all other Lee Plan Provisions.  

 
5. CONCURRENCY 

Approval of this rezoning does not constitute a finding that the proposed project meets 
the concurrency requirements set forth in LDC Chapter 2 and the Lee Plan. The 
developer is required to demonstrate compliance with all concurrency requirements prior 
to issuance of a local development order.  

  
6. DEVELOPMENT PERMITS 

County development permits do not establish a right to obtain permits from state or 
federal agencies. Further, it does not establish liability on the part of the County if the 
Developer: (a) does not obtain requisite approvals or fulfill obligations imposed by state or 
federal agencies or (b) undertakes actions that result in a violation of state or federal law. 

 
7.  HURRICANE PREPAREDNESS 
 The following recommendations are presented to mitigate future hurricane damage and 

loss of life, as well as to ensure compliance with Lee Plan objectives. 
 

a. The developer must establish a homeowners' or residents' association. The 
organization must provide an educational program on an annual basis, in conjunction 
with the staff of Emergency Management that will provide literature, brochures and 
speakers for Hurricane Awareness/Preparedness Seminars, describing the risks of 
natural hazards. The intent of this condition is to provide a mechanism to educate 
residents concerning the actions necessary to mitigate the dangers inherent in these 
hazards. 
 

b. The developer must formulate an emergency hurricane notification and evacuation 
plan for the development that will be subject to review and approval by the Lee 
County Office of Emergency Management. 

 
c. Hurricane preparedness and impact mitigation, if required, must comply with the 

provisions of LDC Section 2-481 et seq. 
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8.  MODEL HOMES, MODEL UNITS, MODEL DISPLAY CENTERS 
 Model units, model homes, model display centers, and real estate sales are permitted in 

compliance with the following conditions: 
 

a.  Each model must be a unique example. Multiple examples of the same unit are not 
permitted. 

 
b. All Model Home Sites, Model Display Centers or Model Groups must be designated 

on the development order plans. Parking areas for these uses will be buffered with a 
single-row hedge and tree canopy for parking areas. 

 
c.  Prior to model home construction, the lots upon which model homes will be 

constructed must be shown on a preliminary plat. The preliminary plat must be filed 
concurrently with the local development order application. The model homes must 
comply with the setbacks set forth in the property development regulations for this 
project. 

 
d. The number of model homes or model units will be limited to no more than 15 within 

the development at one time. 
 
e. Real estate sales are limited to the sale of lots or units within the development only. 
 
f. Real estate sales are limited to temporary real estate trailers, model units, model 

display centers, and the Recreational Amenity area (Tract RA). 
 
g. Hours of operation for both models and real estate sales are limited to Monday through 

Sunday 8 a.m. to 8 p.m. 
 
h. Model homes and real estate sales will be valid for a period of up to 5 years from the 

date of issuance of a certificate of occupancy of a model home.  
 
9.   BUFFERS 
  

A. SOUTHERN PROPERTY LINE 
The development order plans must depict a 30-foot-wide buffer along the southern 
property line (excluding indigenous preserve area) with the development order 
establishing lots adjacent to this property boundary. The 30-foot-wide buffer must 
contain the following: 
 
1. Berm with a wall or fence that is a minimum of eight feet in height, except where it 

would encroach into the upland preserve as identified on the MCP; and  
2. Vegetation installed between the southern property line and the  eight foot 

berm/wall combination must contain ten oak trees (Quercus virginiana) per 100 
linear feet and a double hedge row; and 
 

3. All trees must be 10 feet, two inches caliper, and four-foot spread; and 
 

4. All shrubs must be a minimum of 36 inches in height at time of planting and create 
a visual screen; and 
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5. Existing indigenous native vegetation may be counted toward the vegetation
requirements of this condition.

B. BUFFER ON LANDS ABUTTING BUCKINGHAM ROAD
The Development Order must depict an enhanced 25-foot Type - D buffer along
Buckingham Road that includes 10 trees per 100 linear feet (which must include live
oaks, no palms) located between the eight foot minimum in height berm/wall or fence
and the Buckingham Road right-of-way.

C. BUFFER ADJACENT TO PORTICO AND INTERNAL RIGHT OF WAY
The Development Order must depict an enhanced 20-foot-wide Type C buffer where
internal roads are located less than 125 feet from an adjacent single-family
subdivision.  A berm with a wall or fence at a minimum height of eight feet may be
constructed closer than 25 feet from the abutting property if the following plant
material is proposed:

1. Between the wall/berm and the property line - Ten South Florida Slash Pine (Pinus
elliottii var. densa) and 18 shrubs per 100 linear feet; and

2. Between the wall/berm and the internal right-of-way - Five shade trees per 100
linear feet; and

3. Between the wall/berm and the internal right-of-way - Clusters of three South
Florida Slash Pine (Pinus elliottii var. densa) between the shade trees; and

4. Between the wall/berm and the internal right-of-way – 18 shrubs per 100 linear
feet.

D. All required buffers must utilize 100% native vegetation.

10. PROTECTED SPECIES
The development order must provide a species management plan that includes a section
explaining how the cardinal airplant (Tillandsia fasciculate) and the wild pine airplant
(Tillandsia utriculata) will be protected during development and exotic removal.

11. AGRICULTURAL USES
Existing bona fide agricultural uses on this site in the form of cattle pasture and the
raising of hay are allowed only in strict compliance with the following:

(a) Bona fide agricultural uses of cattle grazing and the raising of hay in existence at the
time the application for rezoning was filed, and as shown on Exhibit K attached hereto,
may continue until approval of a local development order for the area of the project
containing those uses.

(b) Additional clearing of trees or other vegetation in agricultural areas is prohibited.
Existing areas of bona fide agricultural use may be maintained, i.e., mowed, but not
cleared or expanded. This prohibition is not intended to preclude County approved
requests for the removal of invasive exotic vegetation.

(c) Prior to issuance of a local development order, the property owner must provide written
proof, subject to approval by the County Attorney's Office, of the following:
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(1) Termination of all agricultural use on any portion of the property included in the
development order application/approval. Proof must include a sworn affidavit
from the person or entity holding title to the subject property that specifically
provides:

a) the date the agricultural uses ceased;

b) the legal description of the property subject to the development order
approval;

c) An affirmative statement that the owner acknowledges and agrees that all
agricultural uses are illegal and prohibited on the property and that the owner
covenants with the county that they will not allow any such uses on the
property unless and until the property is rezoned to permit such uses; and,

d) that the affidavit constitutes a covenant between the owner and the county that
is binding on the owner and their assignees and successors in interest. The
covenant must be properly recorded in the public records of the county at the
owner's expense.

(2) Termination of the agricultural tax exemption for any portion of the property
included in the development order application/approval. Proof as to termination
must include of a copy of the request to terminate the tax exemption provided to
the Property Appraiser.

12. Right-of-way dedication
The developer has offered to voluntarily reserve a 20-foot-wide strip along Buckingham
Road for county right-of-way purposes. Dedication of this 20-foot strip may be
accomplished by recording an instrument (i.e. deed or plat) that grants or dedicates to the
County an exclusive easement for right-of-way purposes. The developer will be eligible
for 100% road impact fee credits for land dedicated for Buckingham Road. If the
easement is dedicated via a plat, the dedication must be clear and unambiguous. Use of
the label "Future Right-of-way" will not be acceptable. The dedicated area may not be
used for required development buffering or any other non-county right-of-way
improvements. This dedication must be complete prior to the issuance of the first building
permit allowing vertical construction within the project.

13. ACCESS TO BUCKINGHAM ROAD
a. The approved MCP and local development order must depict a minimum 70-foot-wide

divided entrance on Buckingham Road that includes a 14-foot wide median with two
11-foot wide lanes on both sides of the median for ingress and egress.

b. The local development orders must include a second access point on Buckingham
Road.

c. Prior to issuance of a development order, the developer must provide written
documentation from the Fort Myers Shores Fire District indicating that these access
points are acceptable and provide adequate access for emergency vehicles.
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14. COMMERCIAL USES AND CONSUMPTION ON PREMISES
a) Commercial uses are limited to a maximum of 7,500 square feet of floor area for the

entire development.

b) Commercial uses are for the strict use of the residents and guests and are not open to

the general public.

c) Hours of operation for consumption on premises is limited to 7:00 a.m. to midnight,

daily.

15. PUBLIC SCHOOL USE
a. If the school site is conveyed to the Lee County School District, the zoning approval

may be amended administratively to remove the 13-acre parcel from the MCP. The
deletion of the school site from the MCP will not affect applicant's right to develop 1,015
single-family dwelling units on the remaining portion of the land covered by the
approved MCP.

b. If not conveyed, the "Future School Site" may be developed with single-family and
accessory uses consistent with the Property Development Regulations for R-1 and R-2,
and the enhanced buffer along Buckingham Road, with an Administrative Amendment.

c. If the "Future School Site" is utilized for residential development, no more than 1,015
dwelling units may be permitted for the entire development.

16. Natural Resources Conditions
Prior to local development order approval the developer must provide:

a) A map depicting locations of all free-flowing wells on the property. Any well that is not

part of an irrigation system or designated groundwater monitoring network must be

permanently plugged and abandoned in accordance with Lee County Code of

Ordinances 32-99.

b) A Water Quality Monitoring Plan for review and approval by the Lee County Division of

Natural Resources. At a minimum, the Water Quality Monitoring Plan must establish:

1. The overall Goals and Objectives of the Water Quality Monitoring Plan;

2. An outfall monitoring schedule during “wet” season of June through October, for

Field Temperature, Total Kjedahl Nitrogen, Total Nitrogen, Chlorophyll A, Nitrite,

Nitrate, Phosphorus, Turbidity and Stage.

3. A baseline monitoring event to be part of the monitoring plan that must be

completed prior to commencement of construction.

4. Water quality monitoring data must be provided to the Division of Natural

Resources annually for a minimum of 5 years and must include a report with a

comparison of State water quality standards, plots of parameters, and
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recommendations. After five years of meeting or exceeding state water quality 

monitoring standards, the developer may amend water quality monitoring and 

reporting after written request, review, and approval by the Division of Natural 

Resources. Results must be reported as an Electric Data Deliverable (EDD), in a 

format approved by the Division of Natural Resources. 

5. A contingency plan in the event an exceedance of State Water Quality Standards

is discovered. This plan must include notification to impacted residents and

applicable authorities.

C. DEVIATIONS:

1. Deviation (1) seeks relief from LDC Section 10-416(d)(6) which requires where a road is
located less than 125 feet from an adjacent single-family residential subdivision, the developer
must provide a combination berm, and solid wall not less than eight feet in height not less than
25 feet from the abutting property and install landscaping between the wall and abutting
property with a Type "C" buffer (a minimum of five (5) trees and 18 shrubs per 100 linear feet)
so as to allow landscaping and a three-foot high berm/five-foot high wall combination to be
located closer to the abutting property.

This is a previously approved deviation. Staff recommends approval of this deviation subject
to Environmental condition 9-c.

2. Deviation (2) seeks relief from LDC Section 10-415(b)(1)(a) which requires developments, with
existing indigenous native vegetation communities to provide 50 percent of their open space
percentage requirement through the onsite preservation of existing native vegetation
communities to allow 17.3 acres existing native vegetation communities to be maintained
onsite.

The site has been previously cleared and is currently utilized for cattle grazing. Staff
recommends approval of this deviation subject to the following condition:

The development order must depict 105.06 acres of open space that includes 
83.35 acres of general open space and 21.71 acres of indigenous open space 
that includes 150% upland credits for upland indigenous area #1.  

3. Deviation (3) seeks relief from LDC Section 10-296(e)(2)(h)(5) Table 15 Suburban Local
Streets which requires residential land use to have 10-foot travel lane with, 5-foot planting
strip and 5 foot pedestrian facility width on both sides of the roadway to allow a roadway cross
section with 10- to 12-foot travel lane, no planting strip and a 5-foot pedestrian facility on only
one side of the primary road and village road.

Staff recommends approval of this deviation. This will be a gated community with low
vehicular traffic and lower speed limits. Allowing sidewalk on one side of each road will allow
for more green space throughout the development.

4. Deviation (4) ) seeks relief from LDC Section 10-296(e)(2)(h)(5) Table 15 Suburban Local
Streets which requires residential land use to have 10-foot travel lane with, 5-foot planting
strip and 5 foot pedestrian facility width on both sides of the roadway to allow a roadway cross
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section with 10- to 12-foot travel lane, a 5-foot planting strip and a 5-foot pedestrian facility on 
only one side of the primary road at the community entry. 

Staff recommends approval of this deviation subject to Condition 13. This design was 
previously approved by Resolution Z-05-074. This deviation allows flexibility in the design of 
the entrance street with larger landscaping within the median of the road.  

5. Deviation (5) seeks relief from LDC Section 10-291(3) which requires residential development
of more than five acres to provide more than one means of ingress or egress for the
development and prohibits access points designated for emergency use from being used to
meet this requirement, to memorialize a single point of access previously approved via
Resolution Z-05-074 and an additional access point to Buckingham Road.

Staff recommends denial of this deviation. When this project was amended in 2005, the Code
allowed one main and one emergency access points to the site. In 2007 the Code was
amended to require two access points for residential projects over 5 acres in area. This
amendment will add 325 additional dwelling units to the site, which contains over 2,000 feet of
road frontage with no impediment to provide a second access point.

6. Deviation (6) seeks relief from LDC Section 10-296(k)(1) which requires that all dead end
streets be closed at one end by a circular turnaround to allow the road to terminate at a
residential driveway.

Staff recommends approval of this deviation subject to the condition below. This is a very low
traffic development and the dead end portion of the roads will allow only a maximum of 2 lots
and therefore, will not be detrimental to public health and safety.

Dead end portion of the roads shall serve a maximum of two residential lots. 

7. Deviation (7) seeks relief from LDC Section 10-418(1) which requires “Shorelines to be
sinuous in configuration to provide increased length and diversity of the littoral zone” to allow
some of the stormwater management ponds to be more rectangular in shape rather than
sinuous which “is defined as serpentine, bending in and out, wavy or winding”.

Staff recommends approval of this deviation subject to the following condition:

The development order must provide a detailed plan of the planted littoral shelf 
for all non-sinuous lakes that depicts the littoral plants installed in a serpentine or 
undulating design to simulate a sinuous shoreline. 
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Date: January 7, 2021 

To: Chahram Badamtchian, Senior Planner 

From: Beth Workman, Senior Planner 
239.533.8793 
EWorkman@leegov.com  

Subject: DCI2020-00010 
Lee County Homes 

An application has been submitted for a to rezone a Residential Planned Development 
(RPD) that was approved for 690 dwelling units to increase the dwelling units to 1,035 
dwelling units and revise previously approved master concept plan.  The applicant has 
proposed revisions to existing conditions to provide clarity, greater consistency with the 
Lee Plan and new deviations.  

OPEN SPACE 
The applicant is required to provide 40% open space for all residential lots that are less 
than 6,500 square feet in size in accordance with Land Development Code (LDC) 
Section 10-415(a).  The master concept plan received December 8, 2020 provides an 
open space chart depicting the development areas that are less than 6,500 square feet 
and must provide open space.  The applicant is required to provide 105.06 acres of 
open space and is providing 105.06 acres of open space that includes 150% indigenous 
open space credits per LDC Section 10-415(b)(3). 

INDIGENOUS OPEN SPACE 
The property has existing indigenous plant communities that were previously preserved 
as part of the zoning approval (Z-05-074).  The applicant has requested a new deviation 
from LDC 10-415(b) (1) (a) that requires 50% of the open space required to be 
indigenous open space (52.53 acres) to allow less than 50% (17.30 acres) of 
indigenous to be provided and impact a small wetland and abutting upland indigenous 
strip of pine flatwood along the southern property line.  The small wetland located along 
the southern property line is a little over a tenth of an acre of indigenous willow with 
25% - 50% exotics (FLUCCS 6189E2).  This meets the indigenous definition in LDC 10-
1. However, the willow is surrounded by Brazilian pepper that is an invasive species
that is non-indigenous (FLUCCS 4221).  The Brazilian pepper and the development of
single family to the south that has cut off this wetland results in an isolated wetland
providing very little value for wildlife habitat.  Furthermore, if this area were preserved,
would not provide enough indigenous to comply with the 50% indigenous open space
requirement and would not be as viable as the southwest indigenous area that is being
preserved.
The indigenous areas located to the southwest that are being preserved to comply with
less than 50% of the indigenous open space as requested in Deviation #2 provides a
plethora of habitat due to the mixture of upland and wetland indigenous areas.  The
applicant is designing the site around 21.71 acres of upland and wetland indigenous
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plant communities (see attachment A).  The 13.81 acres of upland preserve consists of 
a mixture of hardwood/conifer (FLUCCS 4349E2) and cypress/pine/cabbage palm 
(FLUCCS6249E2).  The 7.90 acres of wetland preserve consists of cypress (FLUCCS 
6219E2) and cypress/pine/cabbage palm (FLUCCS 6249E2).  The upland preserves 
are located at the southwestern corner of the site and transition to the north into the 
wetland preserve that serves as a buffer to the amenity area.  This transition of saving 
upland indigenous surrounding wetland indigenous provides habitat for wildlife to nest, 
roost, feed, and raise young.  In addition, the upland/wetland indigenous mosaic 
provides water filtration that improves water quality.  This design meets Lee Plan 
Policy 123.3.1 that encourages upland preservation in and around preserved wetlands 
to provide habitat diversity, enhance edge effect, and promote wildlife conservation.  
The applicant is using the upland indigenous credits per LDC 10-415(b)(3) for the 
upland preserve #1 that is over three acres to receive 150% open space credits thus 
complying with the overall open space requirement per LDC 10-415(a).   

The 21.71 acre preserve area provides more environmental benefits than the isolated 
wetland located along the southern property line.   

Environmental Sciences Zoning staff recommends approval of Deviation #2 and 
provides the following condition: 

The development order must depict 105.06 acres of open space that includes 
83.35 acres of general open space and 21.71 acres of indigenous open space 
that includes 150% upland credits for upland indigenous area #1.  

PROTECTED SPECIES 
A protected species survey was conducted on February 7, 2020 by Passarella and 
Associates, Inc. (see attachment B).  The meandering transects survey method per 
Wilson Miller, Inc. was used to survey the site.  Two Limpkin (Aramus guarauna) were 
documented within the pasture and Florida Black Bear (Ursus amerianus floridanus) 
scratch tree was observed within the Cypress wetland.  Both species are protected per 
the Lee County LDC Appendix H. 

It is also important to note that two State of Florida designated endangered airplants, 
cardinal (Tillandsia fasciculata) and wild pine (Tillandsia utriculata) were found within 
the hardwood/conifer habitat.  Although not on the protected list per Lee County, these 
are protected by the Florida Department of Agriculture and Consumer Services and in 
accordance with Lee Plan Objective 123.4 that protects habitats of endangered or 
threatened species and species of special concern in order to enhance existing 
populations, they must be preserved.  The submitted species survey includes appendix 
B (see attachment B) that depicts the location of all species, including the Tillandsia 
species, or evidence of species.  The majority of the species found onsite are within the 
proposed preserve areas.  The applicant will be required to provide a species 
management plan at time of development order.  Environmental Sciences Zoning staff 
has proposed a condition to ensure that the species management plan required at time 
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of development order includes a section that explains the protection measures for these 
Tillandsia species during the site development and preserve management. 

Environmental Sciences Zoning staff provides the following condition to include the 
Tillandsia species within the species management plan: 

The development order must provide a species management plan that includes a 
section explaining how the cardinal airplant (Tillandsia fasciculate) and the wild 
pine airplant (Tillandsia utriculata) will be protected during development and 
exotic removal.    

BUFFERING 
The applicant has proposed revisions to the previously approved buffer conditions (Z-
05-074) to clarify and provide consistency with the master concept plan cross sections.
Furthermore, the enhanced buffer conditioned along the southern property line is being
designed at a greater width to demonstrate consistency with Lee Plan Policy 20.1.6.

Portico Buffer 
Deviation #1 that was previously approved did not include a written condition clarifying 
the buffer requirements to approve the deviation.  The applicant requested to allow the 
eight foot wall or wall/berm combination to be setback less than 25-feet as LDC 10-
416(d)(6) requires. The deviation was approved with no condition provided to explain 
the cross section included in Exhibit B attached to Z-05-074.  

The applicant has proposed the following language that staff agrees and has provided a 
few edits to provide clarity during development order review: 

C. BUFFER ADJACENT TO PORTICO AND INTERNAL ROW
The Development Order must depict an enhanced 20-foot-wide Type-C buffer
where internal roads are located less than 125-feet from an adjacent single-
family subdivision.  A berm with a wall or fence at a minimum height of eight
feet may be constructed closer than 25-feet from the abutting property if the
following plant material is proposed:
1. Between the wall/berm and the property line - Ten South Florida Slash

Pine (Pinus elliottii var. densa) and 18 shrubs per 100 linear feet; and
2. Between the wall/berm and the internal right-of-way - Five shade trees per

100 linear feet; and
3. Between the wall/berm and the internal right-of-way - Clusters of three

South Florida Slash Pine (Pinus elliottii var. densa) between the shade
trees; and

4. Between the wall/berm and the internal right-of-way – 18 shrubs per 100
linear feet.

Buckingham Road Buffer 
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The applicant has provided revised language for a previous condition approved for the 
buffer abutting Buckingham Road.  Environmental Sciences Zoning staff has reviewed 
the change in comparison with the cross section and finds that the proposed buffer must 
be located between the proposed wall and the property line in accordance with LDC 10-
421(8).  Cross section five depicts trees located on the internal side of the proposed 
wall/berm combination and no trees on the external side of the wall between the wall 
and Buckingham Road.  Cross section five does not comply with LDC 10-421(8). 

Environmental Sciences Zoning staff recommends the following revision to the 
Buckingham Road right-of-way condition: 

B. BUFFER ON LANDS ABUTTING BUCKINGHAM ROAD
The Development Order must depict an enhanced 25-foot Type - D buffer 
along Buckingham Road that includes10 trees per 100 linear feet (which 
must include live oaks, no palms) located between the eight foot minimum 
in height berm/wall or fence and Buckingham Road right-of-way. 

Southern Property Line 
The subject property is adjacent to the Buckingham Rural Community Preserve located 
to the south and east of the property.  In accordance with Lee Plan Policy 20.1.6, 
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.  This policy goes on to state that 
appropriate buffers will be established for projects adjacent to the Rural Community 
Preserve future land use category boundary during the rezoning process.  The LDC 10-
416(d) does not require a landscape buffer when a single-family residential 
development is proposed abutting a single-family residential development.  The current 
zoning approval (Z-05-074) was conditioned to provide an enhanced 20-foot-wide buffer 
with ten trees and a double hedge row along the southern boundary.  The applicant is 
proposing a revision to this condition to come into greater conformity with Lee Plan 
Policy 20.1.6 by providing a 30-foot-wide buffer with a berm/wall combination, 
increased single-family lot setback, and larger lots along the southern portion of the 
development with a decrease in lot size transitioning to the north.  The applicant states 
that this buffer will only be provided along the southern property line and not along the 
eastern property line.  Portico residential development abuts the subject property to the 
east and is in the same future land use category as Lee County Homes, have similar 
development layouts, and an enhanced buffer is not necessary to demonstrate 
compliance with Lee Plan 20.1.6. 
Environmental Sciences Zoning staff agrees with the proposed revision to condition 8 of 
Z-05-74 as follows:

A. BUFFER ON SOUTHERN PROPERTY LINE
The development order plans must depict a 30 - foot wide buffer along the
southern property line (excluding indigenous preserve area) with the
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development order establishing lots adjacent to this property boundary. The 
30-foot-wide buffer must contain the following:
1. Berm with a wall or fence that is a minimum of eight-feet-in-height, except

where it would encroach into the upland preserve as identified on the
MCP; and

2. Vegetation installed between the southern property line and the  eight foot
berm/wall combination and contain ten oak trees (Quercus virginiana) per
100 linear feet and a double hedge row; and

3. All trees must be 10-feet, two-inch caliper, and four-foot spread; and
4. All shrubs must be a minimum of 36-inches-in-height at time of planting

and create a visual screen; and
5. Existing indigenous native vegetation may be counted toward the

vegetation requirements of this condition.

The approved zoning resolution condition #21 required the development to design all 
required buffers with 100% native vegetation.  This condition was set aside by itself, 
where all other conditions pertaining to buffering were within condition #8.  Staff has 
recommends striking condition #21 and adding it as a subsection “D” to condition #8. 

D. All required buffers must utilize 100% native vegetation.

SURFACE WATER MANAGEMENT DESIGN (Deviation #7) 
The applicant has requested a deviation from LDC Section 10-418(1) requesting to not 
design some of the lakes in a serpentine shoreline but rather a rectangular shoreline.  
The applicant states that the design of the residential development is to mimic a city 
block and they cannot provide the serpentine shoreline with this design.  LDC Section 
10-418(1) is required to provide pockets within the shoreline for nesting, feeding, and
protection for wildlife.  In order to grant this deviation, Environmental Sciences Zoning
staff is conditioning the littoral installation to be depicted on the development order in a
serpentine, wavy, or bending design to create littoral pockets to mimic the intent of LDC
Section 10-418.

Environmental Sciences Zoning staff recommends approval of Deviation #7 for the 
rectangular lakes only with the following condition: 

The development order must provide a detailed plan of the planted littoral shelf 
for all non-sinuous lakes that depicts the littoral plants installed in a serpentine or 
undulating design to simulate a sinuous shoreline. 
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REVISED CONDITIONS (per Z-05-074 numbering) 

8. BUFFERS

A. SOUTHERN PROPERTY LINE
The development order plans must depict a 30 - foot wide buffer along the
southern property line (excluding indigenous preserve area) with the
development order establishing lots adjacent to this property boundary. The
30-foot-wide buffer must contain the following:
1. Berm with a wall or fence that is a minimum of eight-feet-in-height, except

where it would encroach into the upland preserve as identified on the
MCP; and

2. Vegetation installed between the southern property line and the  eight foot
berm/wall combination and contain ten oak trees (Quercus virginiana) per
100 linear feet and a double hedge row; and

3. All trees must be 10-feet, two-inch caliper, and four-foot spread; and
4. All shrubs must be a minimum of 36-inches-in-height at time of planting

and create a visual screen; and
5. Existing indigenous native vegetation may be counted toward the

vegetation requirements of this condition.

B. BUFFER ON LANDS ABUTTING BUCKINGHAM ROAD
The Development Order must depict an enhanced 25-foot Type - D buffer 
along Buckingham Road that includes10 trees per 100 linear feet (which 
must include live oaks, no palms) located between the eight foot minimum 
in height berm/wall or fence and Buckingham Road right-of-way. 

C. BUFFER ADJACENT TO PORTICO AND INTERNAL ROW
The Development Order must depict an enhanced 20-foot-wide Type-C buffer
where internal roads are located less than 125-feet from an adjacent single-
family subdivision.  A berm with a wall or fence at a minimum height of eight
feet may be constructed closer than 25-feet from the abutting property if the
following plant material is proposed:
5. Between the wall/berm and the property line - Ten South Florida Slash

Pine (Pinus elliottii var. densa) and 18 shrubs per 100 linear feet; and
6. Between the wall/berm and the internal right-of-way - Five shade trees per

100 linear feet; and
7. Between the wall/berm and the internal right-of-way - Clusters of three

South Florida Slash Pine (Pinus elliottii var. densa) between the shade
trees; and

8. Between the wall/berm and the internal right-of-way – 18 shrubs per 100
linear feet.

D. All required buffers must utilize 100% native vegetation.
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PROTECTED SPECIES (new condition) 
The development order must provide a species management plan that includes a 
section explaining how the cardinal airplant (Tillandsia fasciculate) and the wild 
pine airplant (Tillandsia utriculata) will be protected during development and 
exotic removal. 

DEVIATION #1 INDIGENOUS OPEN SPACE 
The development order must provide a species management plan that includes a 
section explaining how the cardinal airplant (Tillandsia fasciculate) and the wild 
pine airplant (Tillandsia utriculata) will be protected during development and 
exotic removal.  

DEVIATION #7 SINOUS LAKES 
The development order must provide a detailed plan of the planted littoral shelf 
for all non-sinuous lakes that depicts the littoral plants installed in a serpentine or 
undulating design to simulate a sinuous shoreline. 
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 DEPARTMENT OF COMMUNITY 
  DEVELOPMENT 

Memo

To: Chahram Badamtchian, Planner, Senior 

From: Lili Wu, Planner, Senior 

Date: Dec. 28, 2020 

Subject: Lee County Homes Associates I (Lee County Homes) (DCI2020-00010) 

Transportation-Related Analysis 

Proposed Development 

This application is requesting to permit 1,015 dwelling units for the subject 345 acres property. 

Site Location & Existing Conditions 

The subject site is located on the east side of Buckingham Road approximately 1.1 miles to the 

south of Palm Beach Blvd (SR 80). The subject site is currently vacant. 

Site Access 

Access to the subject site is proposed to Buckingham Road via a single connection and an 

emergency access only is also proposed to be provided to Buckingham Road. 

Buckingham Road is a two-lane arterial and Orange River Blvd is a collector maintained by 

County. Palm Beach Blvd (SR 80) is an arterial maintained by State.   

Trip Generation Review 

The trip generation for the proposed development was determined by referencing the Institute of 

Transportation Engineer’s (ITE) Trip Generation 10
th
 Edition Report. Table 1 outlines the 

proposed project’s trip generation for weekday A.M and P.M peak hour and daily traffic 

volumes. 
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Table 1 

 Trip Generation 

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

In Out Total In Out Total (2-Way) 

Proposed 1,015 dwelling 

Units 185 555 740 604 354 958 8,927 

Roadway Section Traffic Operation Level of Service Analysis 

It was assumed that the proposed development would be completed by 2028 (build-out year). 

Therefore, the roadway links significant impacted by the proposed development were analyzed 

for the 2028 projected traffic conditions without the proposed development and with the 

proposed development (Table 2). 

Table 2 

Arterial/Collector Roadway Section(s) Adjacent to Site 
Expected to be Significant Impacted by the Proposed Development 

Significant Level of Service 

Roadway Location Impact Existing Future 
Future + 
Project 

Expected 2028 
Buckingham 

Rd South of SR 80 Yes C C F 

South of access Yes C C F 

South of Orange 
River Blvd Yes C C D 

Orange 
River Blvd 

West of 
Buckingham Rd Yes C F F 

SR 80 
West of 

Buckingham Rd Yes C F F 

Roadway Intersection Traffic Operation Level of Service Analysis 

New trips were assigned to the surrounding road network in order to assess LOS impact as 

necessary at site access, and intersections expected to be most impacted by the proposed 

development. In this case, using trip assignment described in the applicant’s final traffic study, 

the following intersections are expected to be significantly impacted by the proposed 

development: 

1. Buckingham Rd/SR 80

2. Buckingham Rd/Orange River Blvd

3. Buckingham Rd/Site Access
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Table 3 describes the intersections that are expected to be most impacted by the proposed zoning 

along with their corresponding pre- and post-project built-out level of service. 

Table 3 

Roadway Intersection(s) Immediately Adjacent to Subject Site 
Expected to be significantly Impacted by Proposed Development 

Intersection Significant Existing Peak Level of Service (2040) 

Roadway A 
Roadway 
B Impact Traffic Hour Existing Future 

Future + 
Project 

Expected Control 

Buckingham SR 80 Yes Traffic AM -- D D 

Signal PM -- D F 

Buckingham 
Orange 
River Blvd Yes 

Traffic 
Signal AM -- C C 

PM -- C C 

Buckingham 
Site 
Access Yes N/A AM -- C C 

PM -- C C 

Conclusion 

The roadway level of service analysis indicates Buckingham Road from SR 80 to Orange River 

Blvd will operate below adopted LOS standard (LOS “F”) in year 2028 as a result of the 

proposed development and Orange River Blvd from Buckingham Road to SR 80, SR 80 from 

Buckingham Road to SR 31 will operate LOS “F” in Year 2028 both with and without the 

proposed development. 

Intersection LOS analysis shows Buckingham Rd/SR 80 intersection will operate LOS “D” 

without project and LOS “F” with the project in the PM peak hour in Year 2028. 
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Date:  January 12, 2020 

To:  Chahram Badamtchian, Principal Planner 

From:  Nic DeFilippo, Environmental Planner 
239.533.8983 
ndefilippo@leegov.com 

Subject:  DCI2020‐00010 
Natural Resource Staff Report and Conditions for Lee County Homes RPD 
STRAP # 32‐43‐26‐00‐00003.0000 

The request is to rezone 344 acres from AG‐2 to Residential Planned Development. The proposed rezoning 
will allow for a maximum number of 1,015 dwelling units. The proposed development straddles the Olga 
and Orange River watersheds. The proposed stormwater management system will convey a portion of 
the stormwater runoff north to the existing Portico development, which was designed to accommodate 
the  additional  stormwater.  The  remaining  stormwater  runoff  will  convey  to  Orange  River  through 
interconnected  drainage  structures,  wet  detention  lakes,  and  finally  through  the  wetland  in  the 
Southwestern  corner.  This  conceptual  stormwater  system  design  is  consistent  with  Lee  Plan  Policies 
60.4.2 and 61.2.4. 

The property has been previously cleared and historically been used for agricultural. As a result improperly 

constructed  free‐flowing wells may be present on  the property.  Lee Plan Policy  125.1.8  requires  that 

improperly constructed wells be plugged as they are detrimental to the County’s groundwater resources. 

In order to maintain consistency with this policy staff recommends the following condition: 

Prior to local development order approval the developer must provide: 
A map depicting locations of all free‐flowing wells on the property. Any well that is not part of 
an irrigation system or designated groundwater monitoring network must be permanently 
plugged and abandoned in accordance with Lee County Code of Ordinances 32‐99. 

Adjacent planned development communities (Portico Z‐19‐006 and River Hall Z‐15‐003) contain water 
quality requirements due to proximity to impaired waterways and potential to further degrade water 
quality in the region. Lee Plan Policy 125.1.2 requires that new developments not degrade surface or 
ground water quality. Policy 125.1.4 requires developments which have the potential of lowering 
existing water quality below State and Federal water quality standards to provide standardized 
appropriate monitoring data. In order to maintain consistency with these policies staff recommends the 
following conditions: 

Prior to local development order approval the developer must provide: 
I. A Water Quality Monitoring Plan for review and approval by the Lee County Division of

Natural Resources. At a minimum, the Water Quality Monitoring Plan must establish:
i) The overall Goals and Objectives of the Water Quality Monitoring Plan;
ii) An outfall monitoring schedule during “wet” season of June through October, for Field

Temperature, Total Kjedahl Nitrogen, Total Nitrogen, Chlorophyll A, Nitrite, Nitrate,
Phosphorus, Turbidity and Stage.
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iii) A baseline monitoring event to be part of the monitoring plan that must be completed 
prior to commencement of construction. 

iv) Water quality monitoring data must be provided to the Division of Natural Resources 
annually for a minimum of 5 years and must include a report with a comparison of State 
water quality standards, plots of parameters, and recommendations. After five years of 
meeting or exceeding state water quality monitoring standards, the developer may amend 
water quality monitoring and reporting after written request, review, and approval by the 
Division of Natural Resources. Results must be reported as an Electric Data Deliverable 
(EDD), in a format approved by the Division of Natural Resources. 

v) A contingency plan in the event an exceedance of State Water Quality Standards is 
discovered. This plan must include notification to impacted residents and applicable 
authorities.  
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ADMINISTRATIVE AMENDMENT (PD) ADD2007-00018 

ADMINISTRATIVE AMENDMENT 
LEE COUNTY, FLORIDA 

WHEREAS, Lee County Homes Associates I, LLLP/Buckingham 345 filed an 

application for administrative amendment approval to a Residential Planned Development 

(RPD) on a project known as Buckingham 345 to allow a 45 foot water retention excavation 
setback for Lakes 7 and 8 where a 50 foot water retention excavation setback is required 

from an abutting property line under separate ownership on property located at 3621 
Buckingham Road, described more particularly as: 

LEGAL DESCRIPTION: In Section 33, Township 43 South, Range 26 East, Lee 
County, Florida: 

SEE ATTACHED EXHIBIT “A” 

WHEREAS, the property was originally rezoned in resolution number Z-00-029, case 
number DC1964568 (with subsequent amendments in resolution number Z-05-074, case 

number DCl2004-00090; and resolution number Z-05-076, case number DCl2005-00075); 

and 

WHEREAS, the subject property is located in the Outlying Suburban Future Land Use 

Category as designated by the Lee Plan; and 

WHEREAS, the Lee County Land Development Code provides for certain 

administrative changes to planned development master concept plans and planned unit 

development final development plans; and 

WHEREAS, resolution numberz-05-074, paragraph 2b, Site Development Regulations, 
requires setbacks for the overall project be in compliance with Land Development Code 

(LDC), Section 1 O-329 for water detention/retention excavation setbacks; and 

WHEREAS, LDC, Section 1 O-329(d)( 1 )a.3. requires a water retention excavation 
setback of 50 feet from any private property line under separate ownership; and 

WHEREAS, the Master Concept Plan (Attachment “A”), amended and approved in 

resolution number Z-05-074, depicts a water retention setback of 45 feet; and 

WHEREAS, Lee County Development Services in its review of Development Order 

DOS2006-00078 for 690 single-family units noted the 5 foot discrepancy in the water 
retention setback of Lakes 7 and 8 advising the applicant to seek an administrative 
amendment; and 

WHEREAS, the applicant is requesting an administrative amendment to the master 

concept plan to allow a water retention excavation setback of 45 feet for Lakes 7 and 8 from 

the adjoining southern property line under private ownership; and 

CASE NO. ADD2007-00018 Page 1 of 2 
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WHEREAS, Environmental Sciences reviewed the request with no objections to the 
administrative amendment on condition that the applicant provide cross-sections for the 

landscape buffers for Lakes 7 and 8 prior to Development Order (DOS2006-00078) approval; 

and 

WHEREAS, the subject application and plans have been reviewed by the Lee County 

Department of Community Development in accordance with applicable regulations for 

compliance with all terms of the administrative approval procedures; and 

WHEREAS, it is found that the proposed amendment does not increase density or 

intensity within the development; does not decrease buffers or open space required by the 
LDC; does not underutilize public resources or infrastructure; does not reduce total open 

space, buffering, landscaping or preservation areas; and does not otherwise adversely impact 
on surrounding land uses. 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for 

administrative approval for an amendment to Residential Planned Development to allow a 45 

foot water retention excavation setback for Lakes 7 and 8 where a 50 foot water retention 

excavation setback is required from an abutting property line under separate ownership is 

APPROVED subject to the following conditions: 

I. The Development must be in compliance with the three page Administrative 

Deviation Exhibit I-3.B.2 for Buckingham 345, dated January 12,2007, received 

January 29, 2007 Community Development. The three page Administrative 

Deviation Exhibit I-3.B.2 for ADD2007-00018 is hereby APPROVED and adopted. 

A reduced copy is attached hereto (Attachment “B”). 

2. The terms and conditions of the original zoning resolutions, except as amended 

herein, remain in full force and effect. 

3. The approval is limited to a 45 foot water retention excavation setback for Lakes 

7 and 8 only. 

4. The applicant must provide cross sections for the landscape buffers for Lakes 

7 and 8 prior to Development Order approval. 

DULY SIGNED this a& day o[ h& , A.D., 2007. 

BY: \ypQQF 
Pat% Houck, Director 
Division of Zoning 

Department of Community Development 
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EXHIBIT A 

2OW=oOQa 

A PARCEL OF LAND LOCATED IN SECTIONS 32 AND 33, TOWNSHlb&%O”$i-i,~& 
EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGIN AT THE SOUTHEAST CORNER OF SECTION 33, TOWNSHIP 43 SOUTH, RANGE 26 

EAST, LEE COUNTY, FLORIDA; THENCE RUN S 89°06’45” W, ALONG THE SOUTH LINE OF 

SOUTHEAST QUARTER OF SAID SECTION 33, FOR A DISTANCE 0F 2,647.58 FEET TO 

THE SOUTH QUARTER CORNER OF SAID SECTION 33; THENCE RUN S 89”06’35” W, 
ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33, FOR A 
DISTANCE OF 2,647.40 FEET TO THE SOUTHWEST CORNER OF SAID SECTION 33; 

THENCE RUN N OOO56’26” W, ALONG THE WEST LINE OF THE SOUTHWEST QUARTER OF 
SAID SECTION 33, FOR A DISTANCE OF 1,329.87 FEET TO THE NORTHWEST CORNER OF 
THE SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SAID SECTION 33; 

THENCE RUN S 89”35’38” W, ALONG THE SOUTH LINE OF THE NORTHEAST QUARTER OF 
THE SOUTHEAST QUARTER OF SECTION 32, TOWNSHIP 43 SOUTH, RANGE 26 EAST, 
FOR A DISTNACE OF 978.47 FEET TO THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF 

BUCKINGHAM ROAD, A 60 FOOT RIGHT-OF-WAY; THENCE RUN N 24O23’58” E, ALONG 
THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF BUCKINGHAM ROAD, FOR A DISTANCE 
OF 2,286.09 FEET TO A POINT ON THE WEST LINE OF THE NORTHWEST QUARTER OF 

SAID SECTION 33; THENCE RUN S OO”56’26” E, ALONG THE WEST LINE OF THE 
NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 80.68 FEET TO THE 
NORTHWEST CORNER OF THE SOUTH HALF OF THE SOUTH HALF OF THE NORTHWEST 

QUARTER OF SAID SECTION 33; THENCE RUN N 89”04’22” E, ALONG THE NORTH LINE 
OF THE SOUTH HALF OF THE SOUTH HALF OF THE NORTHWEST QUARTER OF SAID 
SECTION 33, FOR A DISTANCE OF 1,498.70 FEET TO THE SOUTHWEST CORNER OF THE 
EAST HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST 
QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 33; THENCE RUN 

N OO”46’36” W, ALONG THE WEST LINE OF THE EAST HALF OF THE WEST HALF OF THE 
NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER 
OF SAID SECTION 33, FOR A DISTANCE OF 662.58 FEET TO THE NORTHWEST CORNER 
OF THE EAST HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 33, THENCE 

RUN N 89OO9’14” E, ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE 
NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 1,167.13 FEET TO 
THE NORTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE NORTHWEST 

QUARTER OF SAID SECTION 33, THENCE RUN S OO”38’54” E, ALONG THE EAST LINE OF 
THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 33, FOR 
A DISTANCE OF 1,321.87 FEET TO THE SOUTHEAST CORNER OF THE NORTHWEST 

QUARTER OF SAID SECTION 33; THENCE RUN S 88”59’29” W, ALONG THE SOUTH LINE 
OF THE NORTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 1,330.50 
FEET TO THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF THE 

NORTHWEST QUARTER OF SAID SECTION 33; THENCE RUN S OO”47’40” E, ALONG THE 
EAST LINE OF THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 33, FOR A DISTANCE OF 1,331.24 FEET TO THE SOUTHEAST CORNER OF THE 
NORTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SAID SECTION 33; THENCE 

RUN N 89”03’02” E, ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE 

( Page 1 of 2 ) 
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( continued ) 

SOUTHWEST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 1,327.lO FEET TO 
THE NORTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE SOUTHWEST 

QUARTER OF SAID SECTION 33; THENCE RUN N 89“03’03” E, ALONG THE NORTH LINE 
OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 33, 
FOR A DISTANCE OF 661.05 FEET TO THE SOUTHWEST CORNER OF THE EAST HALF OF 
THE NORTHWEST QUARTER OF THE’ SOUTHEAST QUARTER OF SAID SECTION 33; 

THENCE RUN N 00”41’05” W, ALONG THE WEST LINE OF THE EAST HALF OF THE 
NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 33, FOR A 
DISTANCE OF 1,333.31 FEET TO THE NORTHWEST CORNER OF THE EAST HALF OF THE 

NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 33; THENCE 

RUN N 8859’29” E, ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF SAID 
SECTION 33, FOR A DISTANCE OF 1,980.63 FEET TO THE EAST QUARTER CORNER OF 

SAID SECTION 33; THENCE RUN S OO”47’37” E, ALONG THE EAST LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 33, FOR A DISTANCE OF 2,670.83 FEET TO 

THE POINT OF BEGINNING, CONTAINING 344.882 ACRES, MORE OR LESS. 

TKW CONSULTING ENGINEERS, INC. 

SIG&: DATE: /- 16 *5 

STATE OF FLORIDA # 5223 
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ZONED AG-2 
(LEE CO. DISTRICT SCHOOL BOARD) 

0 .lW 2Q3 

SCALE IN FEET 
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ADMINISTRATIVE DEVIATION EXHBIT I-3 .B.2 
FOR 

BUCKINGHAM 345 
SECTIONS 32 & 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST 

OWNER / PERMITEE 

LEE COUNTY HOMES ASSOCIATES I, LLLP 
1600 SAWGRASS CORPORATE PARKWAY, 

SUITE 300 
SUNRISE, FL. 33323 

(954) 753-1730 

ZONJNG 
RPD -Residential Planned 

LEE COUNTY, FLORIDA 
DOS2006-0078 

PROJECT 
LOCATION 

VICINITY MAP 
N.T.S. 

PART OF SECTION 32 & 33, TOWNSHIP 43 SOUTH, RANGE 26 EAST 
LEE COUNTY, FLORIDA 

SHEET INDEX 

SHEET 
NUMBER DESCRIPTION 

ADD 2007~00018 

GL HOMES 
,fm 300 TB 
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APPROVED 
DCI2020-00010 
Daniel Munt, Planner 
Lee County DCD 
 10/20/2020
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