



































RON DESANTIS CORD BYRD
Governor Secretary of State

May 23, 2023

Honorable Kevin Karnes

Clerk of the Circuit Courts

Lee County

Post Office Box 2469

Fort Myers, Florida 33902-2469
Attn: Melissa Butler

Dear Kevin Karnes:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of Lee County Ordinance No. 23-11, which was filed in this office on May 22, 2023.

Sincerely,

Anya Owens
Administrative Code and Register Director

ACO/wlh

RECEIVED

By Melissa Butler at 4:46 pm, May 23, 2023

R. A. Gray Building ¢ 500 South Bronough Street e Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270
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STAFF REPORT FOR DANIELS FALLS:

CPA2022-00003

Map Amendment to the Lee Plan

Recommendation:
Adopt

Applicant:
Encore Multi-Family, LLC

Representative:
Ben Smith, AICP

Property Location:
Daniels Parkway, 0.1 miles

west of Fiddlesticks
Boulevard.

Property Size:
+29.02

Planning District:
Daniels Parkway

Commissioner District:
District #2

Hearing Dates:
LPA: 03/27/23
BoCC #1: 05/17/23

Attachments:
1: Proposed Amendments

REQUEST

e Amend the Future Land Use Map designation on +#29.02 acres from Outlying
Suburban and Wetlands to Central Urban.

e Amend Map 1-C to add +29.02 acres to the Mixed-use Overlay.

e Amend Table 1(b): 2045 Population Allocation to accommodate residential
development on the subject property.

SUMMARY

The requested amendments will allow for the development of approximately 240
multi-family dwelling units in an existing commercial planned development, creating a
mixed-use development.

PROJECT LOCATION
The subject property is located on the south side of Daniels Parkway, approximately 0.1

miles west of Fiddlesticks Boulevard, and approximately 1.46 miles east of the Six Mile
Cypress Slough.

RECOMMENDATION

Staff recommends that the Board of County Commissioners adopt the requested
amendments based on the analysis and findings provided in this staff report.



PART 1
STAFF DISCUSSION AND ANALYSIS

Concurrent Rezoning

The applicant has filed a companion rezoning application (DCI2023-00003) which is being reviewed
concurrently with this plan amendment request. The applicant is seeking to amend the existing planned
development to allow multifamily residential development. This rezoning application is still in the early
stages of the review process.

Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local government
shall consider an application for zoning changes that would be required to properly enact any proposed
plan amendment transmitted pursuant to this subsection.” This requires Lee County provide concurrent
review of the rezoning request.

Even with the recommended adoption of the proposed amendments, the applicant must demonstrate
consistency with the Lee Plan, including the proposed amendments, in order for the companion rezoning
to receive a favorable recommendation.

Subject Property

The subject property is located on the south side of Daniels Parkway, approximately 0.1 miles west of
Fiddlesticks Boulevard and less than one mile west of I-75. It is currently zoned Commercial Planned
Development (CPD) for 196,000 square feet of commercial use and 150 hotel units.! Within this CPD is an
office, medical center, car wash and gas station.

Since the inception of the Future Land Use map, the surrounding area has gone through significant
urbanization. The property has been designated as Outlying Suburban for more than 30 years, originally
earning that designation at a time when the surrounding land was largely agricultural in use. As Lee County
has continued to develop east of I-75, Daniels Pkwy has become an important thoroughfare. The area
between Six Mile Cypress Slough and I-75 in particular has grown as a residential and commercial center.

Surrounding Properties

Immediately to the east is the Shoppes at Fiddlesticks CPD, which contains a Publix, quick service
restaurant, bank, and other commercial uses. West of the subject property is Riverside Church. To the
south is Cypress Preserve, a single-family neighborhood zoned RS-1. Additional detail is provided in Table
1, below.

1 Zoning Resolution Z-96-047.
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TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
Daniels Business Center CPD —
Approved for 90,000 SF
. commercial. . .
Mo | QARSI ooy Co0pgprove o | O
g 77,620 SF commercial office, !
40,000 SF commercial retail, &
152 hotel rooms.
. Shoppes at Fiddlesticks CPD -
East Outlying Suburban & Approved for 114,000 SF Retail Commercial
Wetlands .
commercial
Outlying Suburban & Single-Family
Sout Wetlands RS-1 Residential
. Riverside Center CPD — Approved
West Outlying Suburban & for 89,000 SF commercial & 76 Religious Facility
Wetlands . . .
residential units

Discussion and Analysis — Map 1-A: Future Land Use Map

The applicant is requesting to amend the future land use category of the subject property from Outlying
Suburban and Wetlands to Central Urban to allow higher density on the subject property. The current
future land use category, excluding Wetlands, allows for up to three dwelling units per acre. The proposed
future land use category would allow up to 10 dwelling units per acre.

Policy 1.1.6 describes the Outlying Suburban future land use category as peripheral to established urban
areas, but are rural or low density in nature. As Lee County has developed, uses along Daniels Parkway
have intensified, particularly near I-75. As described above, based on both the subject property and the
surrounding properties, “rural” is no longer an accurate description of the surrounding land uses. This
location has access to |-75, Daniels Parkway; public services including potable water, sanitary sewer, and
transit; as well as retail and service uses that serve surrounding neighborhoods, travelers, and commuters.

Objective 1.5 discusses the methods of interpreting the boundary of the Wetlands future land use
category when such a boundary is in doubt. The applicant has submitted an Environmental Resource
Permit (ERP). The ERP, issued in 2006, states “There are no wetlands or other surface waters located
within the project boundaries.” The site of the proposed development remains vacant and the ERP has
since expired. Based on this, it is appropriate to redesignate the Wetlands currently shown on the Future
Land Use Map to the adjacent upland future land use category (Central Urban as proposed). However,
the applicant will need to receive a new ERP to receive a state-approved wetland determination prior to
commencement of construction. The conditions of the subject property as shown on the new ERP will
determine the final density allowed on the subject property.

Policy 1.1.3 describes the Central Urban future land use category as the “urban core” of the County. The
subject property provides access to a variety of public and private services and is located in close proximity
to substantial transportation infrastructure. The subject property provides pedestrian access to a variety
of uses within the subject planned development and adjacent planned development. The property also
provides access to Daniels Parkway, a six-lane arterial road that acts as one of the main East-West
connections within the county. Less than a mile east is |-75, an interstate highway that provides North-
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South access throughout the county and beyond. Three Oaks Parkway is in the process of being extended
north, providing access from the subject property south to Alico Road without accessing Daniels Parkway
or I-75. The property is within short distance of Six Mile Cypress Slough, Hammond Stadium, JetBlue Park,
and Southwest Florida International Airport. The location of the subject property over time has
transitioned from an outlying, low-use area to one of the County’s core areas of development.

Objective 2.2 provides that new development should be directed “to those portions of the future urban
areas where adequate public facilities exist or are assured and where compact and contiguous
development patterns can be created.” The proposed amendments will allow for an in-fill development
project that provides housing within an area where public facilities and urban services already exist. The
buildable area of the subject property provides a small footprint in which residential uses can be added,
giving future residents access to a range of employment, entertainment, and basic service uses within a
compact area. The proposed amendments are consistent with Objective 2.2

The proposed change to the Future Land Use Map will increase the allowable density on the subject
property. As such the proposed amendment should be reviewed for consistency with Policy 5.1.2 which
prohibits residential development “where physical constraints exist...or require the density and design to
be adjusted accordingly.” The Policy provides that such constraints or hazards may include flood, storm,
or hurricane hazards; unstable soil or geological conditions; environmental limitations; aircraft noise; or
other characteristics that may endanger the residential community. There are no characteristics of the
property that would prohibit residential development. The subject property is located outside of the
Coastal High Hazard Area and is in FEMA Flood Zone X. Therefore the proposed amendment is consistent
with Policy 5.1.2.

Policy 5.1.3 directs high-density residential developments to locations near employment and shopping
centers. The subject property is located in close proximity to several commercial planned developments
on Daniels Parkway, including office, retail, medical office, and restaurant uses. Policy 5.1.3 also discusses
appropriateness of high-density residential uses in proximity to parks, schools, and transportation
facilities such as mass transit and bicycle facilities. The subject property is in close proximity to the uses
and facilities discussed and is consistent with Policy 5.1.3.

Dwelling unit types in the surrounding area have been primarily single-family homes. Recently, multi-
family has been approved north of Daniels Parkway. An additional multi-family housing option at this
location supports the Lee Plan’s goal of providing different housing options in safe and attractive
neighborhoods and is consistent with recent approvals in this area. Allowing for density on the subject
property that supports multi-family housing options would further Objective 135.1, Policy 135.1.9, and
Policy 158.1.9 by diversifying the mix of residential unit types within Lee County.

Based on the analysis above, redesignating the subject property from Outlying Suburban to Central
Urban is found to be appropriate and consistent with the Lee Plan.

Discussion and Analysis — Table 1(b): Year 2045 Allocations

The applicant is also proposing an amendment to Table 1(b). This amendment is necessary to maintain
internal consistency with the 2045 Lee County population accommodations and Policy 1.6.5 of the Lee
Plan at time of development order. The Table 1(b) amendment would provide residential acres in the
Central Urban future land use category, consistent with Lee Plan Goal 5, which is to provide sufficient land
in appropriate locations on the Future Land Use Map to accommodate the 2045 projected population of
Lee County. The proposed amendments include adding seven acres of residential development to the
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Central Urban future land use category in Planning District 11 (Daniels Parkway) and subtracting 50
residential acres in the Central Urban future land use category of Planning District 17 (Lehigh Acres) in
order to make the population balance countywide. The proposed changes to Table 1(b) are identified in
Attachment 1.

Discussion and Analysis — Map 1-C: Mixed-use Overlay

The applicant is also requesting to add the subject property to the Mixed Use Overlay as identified on Lee
Plan Map 1-C. Policy 11.2.1 provides criteria that must be met to add land to the Mixed Use Overlay.
Policy 11.2.1 is provided below, followed by an analysis of each criteria.

POLICY 11.2.1: The Mixed Use Overlay identifies locations where mixed use development will have

a positive impact on transportation facilities though increased transit service, internal trip capture, and

reduced travel distance. Requests to expand the Mixed Use Overlay will be evaluated based on all of

the following criteria:

1. Located within the extended pedestrian shed of established transit routes; and,

2. Distinct pedestrian and automobile connections to adjacent uses can be achieved without accessing
arterial roadways; and,

3. Located within the Intensive Development, Central Urban, or Urban Community future land use
categories; and,

4. Auvailability of adequate public facilities and infrastructure; and

5. Will not intrude into predominately single-family residential neighborhoods.

Located within the extended pedestrian shed of established transit routes: The subject property is
located on Daniels Parkway and is served by LeeTran Route 50. Existing sidewalks allow pedestrian access
from the development to the nearest bus stop, which is less than 200 feet, or .05 miles, from the subject
property (See Figure 1). As defined in the Lee Plan, a Pedestrian Shed is % mile and an extended pedestrian
shed is % mile. Therefore the subject property is within the extended pedestrian shed of an existing
LeeTran route.

Distinct pedestrian and automobile connections to adjacent uses can be achieved without accessing
arterial roadways: The subject property is zoned as a Commercial Planned Development and has been
developed with commercial uses. Pedestrian and automobile connections to adjacent uses currently exist,
and will continue to exist without the need to access Daniels Parkway (See Figure 1).

Located within the Intensive Development, Central Urban, or Urban Community future land use
categories: The proposed amendment to the Future Land Use Map would redesignate the future land use
category of the property from Outlying Suburban to Central Urban. The Central Urban future land use
category is consistent with Policy 11.2.1.

Availability of adequate public facilities and infrastructure: All necessary public facilities serving the
subject property are able to provide service as provided for in the “public facilities impact” section of this
report.

Will not intrude into predominately single-family residential neighborhoods: The nearest single-family
residential development is located on the adjacent land to the south. This development is separated from
vacant areas of the subject property by a water management lake that is approximately 180 feet wide
(See Figure 1). The Mixed-use Overlay does not intrude into predominately single-family neighborhoods.
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Figure 1: Subject property in relation to transit facilities, pedestrian and automobile interconnections, and residential uses.

Based on the criteria above adding the subject property to the Mixed Use Overlay is consistent with
Policy 11.2.1.

Service Availability

The proposed amendment to the Future Land Use Map would increase the allowable density on the
subject property. There are adequate potable water, sanitary sewer, solid waste, police, fire/EMS, schools
and mass transit services to accommodate anticipated development on the subject property.

Transportation: The subject property is located on the south side of Daniels Parkway, approximately 0.1
miles west of Fiddlesticks Boulevard, and less than a mile west of Interstate |-75. As previously stated, the
primary difference in the existing and proposed future land use categories is an increase of residential
units allowed on the property. Analysis of transportation impacts shows that the proposed map
amendment will not increase the maximum trip generation potential of the property. Uses of the property
that would generate the largest number of trips would be allowed both with and without the proposed
changes. If the vacant land within the subject property is developed as a residential use, as proposed in
the concurrent rezoning, it is likely that traffic will be reduced compared to what is currently allowed.

The proposed amendment would not cause any roadway link to fall below the recommended acceptable
Level of Service threshold. Several roadway segments in the area operate at level of service “F” both with
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and without the proposed amendment. Transportation concurrency is non regulatory per Florida Statutes
Section 163.3180 and Lee Plan Policy 95.1.3, which provides “Compliance with non-regulatory LOS
standards will not be a requirement for continued development permitting, but will be used for facility
planning purposes.”

Mass Transit: The subject property is within % mile of a fixed route corridor and adjacent to Route 50,
along Daniels Parkway. The 2016 Transit Development Plan identifies the need for enhanced or additional
transit services in the area. Any necessary improvements will be determined at time of Development
Order.

Utilities: The subject property is within the Lee County Utilities future potable water and sanitary sewer
service areas. Potable water and wastewater lines are in operation adjacent to the property. Potable
water is available from the Corkscrew Water Treatment Plant. Wastewater service would be provided by
the City of Fort Myers South Water Reclamation Facility.

Solid Waste: The subject property has access to solid waste services. Solid waste collection services will
be provided by Lee County using the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill.

Fire: The South Trail Fire District indicated they are capable of providing fire protection in a letter dated
January 20, 2022.

EMS: The subject property has access to EMS services. In a letter dated January 9, 2022, Lee County
Emergency Medical Services indicates they will be able to serve the property from Medic 35 located 0.7
miles from the property and a second EMS facility located within 6 miles of the property.

Police: The Lee County Sheriff will provide law enforcement services primarily from the Central District
office in Fort Myers. The Sheriff indicated in a letter dated January 10, 2022 that development of the
subject property will not affect the ability of the Lee County Sheriff’'s Office to provide core services at this
time. The Sheriff’s Office requests a Crime Prevention through Environmental Design report at the time
of Development Order.

Schools: The School District of Lee County provided a letter on February 10, 2022 stating that capacity is
an issue within the Concurrency Service Area (CSA) at the elementary school level, however, capacity is
available in the adjacent CSA.

CONCLUSIONS

Both the Outlying Suburban and Central Urban future land use categories allow the same commercial
intensity. The main difference is that Central Urban will allow for residential up to 10 units per acre.
Outlying Suburban allows for a density range of 1 dwelling unit to 3 dwelling units per acre with no option
for bonus density. Inclusion of the subject property in the Mixed-use Overlay will allow the development
to use density from the entire project area on their site and allow for the creation of a mixed-use
development on the subject property.

Staff has reviewed the proposed amendments and provides the following conclusions.
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e The area surrounding the subject property has transitioned from an outlying area to one that is
surrounded by development and regional attractants making it one of the County’s core areas of
development.

e There are adequate public services available to accommodate anticipated development on the
subject property, consistent with Objective 2.2.

e The proposed amendments will not increase transportation impacts as uses that generate the
largest number of trips are permitted both with and without the proposed amendments, at the
same intensity.

e There are no characteristics of the property that would prohibit residential development,
consistent with Policy 5.1.2.

e The proposed amendments will encourage and support multi-family housing options, furthering
Objective 135.1, Policy 135.1.9, and Policy 158.1.9.

e Adding the subject property to the Mixed Use Overlay is consistent with Policy 11.2.1.
e The concurrent rezoning request will provide oportunities to address compatibility with
surrounding uses.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendments as provided in Attachment 1.
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PART 2

LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: March 27, 2023

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments,
subject property, existing and proposed future land use categories, surrounding uses, consistency
with the Lee Plan, and concurrent rezoning.

Members of the LPA had questions about: how the Wetlands designation was originally applied to the
property; whether bonus density had been considered for affordable housing; traffic ingress and
egress; the appropriateness of the proposed future land use category; and, the reasoning behind the
changes proposed to Table 1(b).

Following this, staff made a presentation addressing the requested amendments, subject property,
and consistency with the Lee Plan and staff recommendation.

There was no public comment on the proposed amendment.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2022-
00003. The motion passed 7 to 0.

RAYMOND BLACKSMITH AYE
KEITH DEAN AYE
DUSTIN GARDNER AYE
DAWN RUSSELL AYE
DON SCHROTENBOER AYE
STAN STOUDER AYE
HENRY ZUBA AYE

C. STAFF RECOMMENDATION
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.
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PART 3
BOARD OF COUNTY COMMISIONERS
ADOPTION HEARING

DATE OF PUBLIC HEARING: May 17, 2023

A. BOARD REVIEW:
Staff provided a brief presentation for the proposed amendment which included LPA and staff
recommendations and an overview of the proposed amendment, including impacts to the
surrounding area, Lee Plan consistency, and transportation impacts.

There was one public comment concerning the proposed amendments. This comment addressed
traffic impacts, panther habitat, public participation, and the appropriate location of workforce
housing for hurricane recovery.

The Board discussed the possibility of a proportional share agreement for a traffic light at the entrance
of the project. Staff indicated that that type of condition would be determined through the concurrent
rezoning application.

B. BOARD ACTION:
A motion was made to adopt CPA2022-00003 as recommended by staff and the LPA. The motion
passed 5to 0.

VOTE:
MIKE GREENWELL AYE
BRIAN HAMMAN AYE
CECIL PENDERGRASS AYE
KEVIN RUANE AYE
RAY SANDELLI AYE
DEO Adoption Staff Report May 17, 2023
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ATTACHMENT 1

» Map 1-A: Future Land Use Map (Existing)
» Map 1-A: Future Land Use Map (Proposed)
» Map 1-C: Mixed Use Overlay (Proposed)

> Table 1(b): Year 2045 Allocations
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TABLE 1(b)

YEAR 2045 ALLOCATIONS
Planning District

District 1 District 2 District 3 District 4 District 5 District 6 District 7 District 8 District 9 | District 10

Future Land Use Category Unincorporated Northeast Boca Fort Myers Fort Myers | Gateway /
County Lee County | Grande Bonita Shores Burnt Store | Cape Coral Captiva Fort Myers Beach Airport
Intensive Development 1,483 - - - 17 - 21 - 238 - -

Central Urban 13,838 - - - 207 - - - 230 - 25

Urban Community 22,739 813 453 - 475 - - - - - 150
Suburban 14,913 - - - 1,950 - - - 80 - -
Outlying Suburban 3,648 25 - - 490 13 3 429 - - -

.| Sub-Outlying Suburban 1,731 - - - 330 - - - - - 227
B Commercial - - - - - - - - - R R

8 Industrial 15 - - - - - - - - - 6
S | Public Facilities - - - - - - - - - - -
o University Community 503 - - - - - - - - R R
& Destination Resort Mixed Use Water Dependent 8 - - - - - - - - R R
.2 Burnt Store Marina Village 2 - - - - 2 - - - R R
< Industrial Interchange - - - - - - - - - R R

3 General Interchange 114 - - - - - - - - R 15
S_J General Commercial Interchange - - - - - - - - - R R
E Industrial Commercial Interchange - - - - - - - - - R R
E University Village Interchange - - - - - - - - R R R

> New Community 2,104 1,115 - - - - - - - - 989
s Airport - - - - - - - - - R R

-g Tradeport 3 - - - - - - - - _ 3
< Rural 7,764 2,431 - - 800 730 - - - - -
'% Rural Community Preserve 3,517 - - - - - - - - - _
g Coastal Rural 1,338 - - - - - - - R R R
& | outerlsland 233 2 4 - 1 - - 169 B B B
Open Lands 2,186 153 - - - 257 - - - R R
Density Reduction/ Groundwater Resource 6,974 131 - - - - R R R R R
Conservation Lands Upland - - - - - - - - - R R
Wetlands - - - - - - - - - - _
Conservation Lands Wetland - - - - - - - - - - -
Unincorporated County Total Residential 83,113 4,669 457 - 4,270 1,002 24 598 548 - 1,415
Commercial 8,916 300 53 - 450 27 9 125 150 - 1,216
Industrial 4,787 30 3 - 300 10 15 70 315 - 2,134

Non Regulatory Allocations

Public 120,211 14,191 622 - 4,864 7,323 6 2,340 583 - 9,660
Active AG 21,944 5,500 - - 240 90 - - - - 2
Passive AG 13,685 5,500 - - 615 100 - - - - 485
Conservation 87,746 2,458 297 - 1,163 3,186 67 1,595 926 - 2,206
Vacant 26,118 1,145 28 - 733 766 8 103 17 - 88
Total 366,520 33,793 1,460 - 12,634 12,505 129 4,831 2,538 - 17,205
Population Distribution (unincorporated Lee County) 584,331 8,235 1,470 - 35,253 2,179 152 725 5,273 - 22,281

November 2021 (Ord. 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, 19-13, 19-14, 19-16, 20-05, 21-03, 21-09)
Printed 11/06/2021
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TABLE 1(b)
YEAR 2045 ALLOCATIONS

Planning District

District 11 | District 12 | District 13 | District 14 [ District 15 | District 16 | District 17 | District 18 | District 19 District 20 | District 21 | District 22
Future Land Use Category Daniels lona / South Fort Southeast | North Fort
Parkway McGregor | San Carlos Sanibel Myers Pine Island | Lehigh Acres | Lee County Myers Buckingham Estero Bashore
Intensive Development - - - - 801 1 30 - 376 - - -
Central Urban 7 656 20 - 3,113 - 7362 7,312 - 2,225 - - -
Urban Community - 978 1,318 - 863 540 17,034 - - 115 - -
Suburban - 2,566 2,069 - 1,202 659 - - 6,387 - - -
Outlying Suburban 1,253 438 - - - 502 - - 406 - 90 -
.| Sub-Outlying Suburban - - 13 - - - - - 145 66 - 950
B Commercial - - - - - - - - - - - -
8 Industrial - 3 3 - 3 - - - - - - -
S | Public Facilities - - - - - - - - - - - -
Q University Community - - 503 - - - - - - - - -
& Destination Resort Mixed Use Water Dependent - 8 - - - - - - - - - -
.2 Burnt Store Marina Village - - - - - - - - - - - -
< Industrial Interchange - - - - - - - - - - - -
3 General Interchange 58 - - - - - - 8 14 - - 20
S_J General Commercial Interchange - - - - - - - - - - - -
E Industrial Commercial Interchange - - - - - - - - - - - -
E University Village Interchange - - - - - - - - - - - -
> New Community - - - - - - - - - - - -
s Airport - - - - - - - - - - - -
-g Tradeport - - - - - - - - - - - -
< Rural 1,573 - 99 - - 227 14 - 454 50 - 1,387
'% Rural Community Preserve - - - - - - - - - 3,517 - -
g Coastal Rural - - - - - 1,338 - - - - - -
& | outerlisland - 2 - - - 55 - - - - - -
Open Lands 80 - - - - - - - 30 - - 1,667
Density Reduction/ Groundwater Resource - - - - - - - 4,742 - - - 2,101
Conservation Lands Upland - - - - - - - - - - - -
Wetlands - - - - - - - - - - - -
Conservation Lands Wetland - - - - - - - - - - - -
Unincorporated County Total Residential 2,971 2,964 4,650 4,024 - 5,982 3,322 24,390 24,440 4,750 10,035 3,748 90 6,125
Commercial 326 774 938 - 2,012 288 900 118 1,121 19 18 72
Industrial 5 198 387 - 566 67 218 215 244 4 2 4
Non Regulatory Allocations
Public 3,214 4,898 6,364 - 5,883 4,831 20,267 17,992 10,117 3,052 653 3,351
Active AG 5 13 5 - - 2,780 35 12,000 90 630 4 550
Passive AG 310 - 5 - - 70 50 2,500 250 2,000 - 2,100
Conservation 1,677 9,786 2,232 - 211 15,489 1,077 41,028 1,607 382 1,465 895
Vacant 20 55 158 - 4 2,200 14,854 14;804 2,400 1,183 850 130 1,425
Total 8,221 20,374 14,114 - 14,658 29,047 61,791 81,003 24,649 10,684 2,362 14,523
Population Distribution (unincorporated Lee County) | 14,711 14,322 44,132 54,615 - 76,582 13,431 | 161,856 162,245 17,369 110,722 5,951 741 8,653

November 2021 (Ord. 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, 19-13, 19-14, 19-16, 20-05, 21-03, 21-09)

Printed 11/06/2021
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Daniels Falls Encore MFR CPA
Lee Plan Consistency
January 20, 2023
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Figure 2: Existing Future Lnnd Use Designation
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Figure 3: Proposed Future Land Use Designation
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Daniels Falls Encore MFR CPA
Lee Plan Consistency
January 20, 2023

Figure 7 uses the same 2008 aerial with the Current FLUM overlayed to provide an understanding of the
relationship between the current designated Wetland FLU and the areas of the site that were improved
during construction as indicated above on Figure 6.
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LEE COUNTY Road Link Volumes (Coun

= and State-Maintained Roadwa

9/23202
o~jon JCYPRESS LAKE DR McGREGOR BLVD SOUTH POINT BLATD 4LD F 1,940 o g
07500 |(YPRESS LAKE DR [soLTI POINT BLVD \WINKLER RD 4LD E 1940 ) 102
07600 |CYPRESS LAKE DR ]\\'T.\‘IELER RD SUMMERLIN RD 4L £ 1,940 D 1392
a—on_[CYPRESS LAKE DR [staniEruN /D 1S 41 oD | E 2940 o | 2m
0”800 | DANIELS PRWY | [ NMETRUO PRWY 6LD E 2,680 D 2,263
oano | DANIELS PKWY METRO PRWY SIN MILE PRWY oLD E 680 D 2,100 Constrained
upoo |DANIELS PRWY SLX AILE PRWY PALOMINO LN sLD E 3040 E 3.030 Constrained
08100 |DANIELS PRWY PALOMINO LN =5 LD E 3040 E 3.040 Coanstrained
ofzno |DANIELS PRWY I-=5 TREELINE AVE oLD E 3260 A 24496
0Kj00 |DANIELS PKWY TREELINE \WE CHAMBERLIN PRWY 6LD E 3260 A 2390
0B4jo0 |DANIELS PKAWY CHAMBERLIN PKWY GATEWAY BLVD oLD E 3.200 B 273"
0R300 |DANIELS PKWY GATEW WY RLAD SR 82 LD E 2,160 2355 Skv Walk. Timber Cr=ek”
oHb00 |DANLEY DR LS 41 METRO PEWY 2LN E H60 C 2323
oK7on | DAVIS RD MeGREGOR BLVD 10NA RD 2LN E Boo € 15 old vount projection(2o10)
o400 |DEL PRADD BLVD LS 41 SLATER RD aLN of B6o C 435 (o 15 Crane Landing

JOELBLYD

GRANT AVE

BUS 41

DANIELS PRWY

IDLEWILD ST METRO PEWY RANCHETTE RD ESEEETE

I
E
|
|

GASPARILLA BLVD FIFTH ST COUNTY LINE aLN d60 « 240 c 267 Constrained”
GATEAWAY BLVD DANIELS PRWY GATEWAY LAKES BLVD 4LD E 1,790 € 1,233 C 1296
GATEWAY BIAD GATEWAY LAKES BLVD  |SRHz alLN E Bbo 35 505 ¢ 331 0kl Count
10900 [GLADIOLLS DR MGREGOR BLYD PINE RIDGE RD 4LD E L840 & 530 C 578
1noou  |GLADIOLUS DR PINE RIDGE RD BASS RD 4LD E L840 (o8 1,217 (o 1,351
oo |GLADIOLUS DR BASS RD WINKLER RD 6LD E 2,780 4 (5 C 1,279
11200 |GLADIOLUS DR WINKLER RD UTMMERLIN RD &6LD E 2.-Ro B L= B 1,279
mjou |GLADIOLUS DR SUNNMERLIN RD S 41 6LD E a2,7Ro c 2.089 C 2,195
1300 |GREENORIAR BLVD RICHMOND AVE JOEL BLVD 2LN E 360 £ ] {5 =] L
11500 |GUNNERY RD SR 82 LEE BLVD 4LD E 1,920 B 1518 B 1,643
n6oo |CUNNERY RD LEE BLAD BUCKINGHAM RD LN B 1,020 Hro Lo 1,003
1ufoo [HANCOCK BRIDGE PKWY |NE24TH AVE ORANGE GROVE BLVD 41D E 1.880 B 1414 B 1486
9o [HANCOCK BRIDGE PKWY |ORANGE GROVEBLVD [MOODY RD 4LD E L.HEO B 1,394 B 1,465
12000 |HANCOCK BRIDGE PRWY  |[MOODY RD JUS 51 4LD E 1.940 B 1,394 B 1,465
HARTRD SR TH I TUCKER LANE E C
12480 |HOMESTEAD RD SR 82 MILWAUKEE BLVD E D 52b E
12490 |HOMESTEAD RD MILWAUKEE BLVD |suNRISE BLVD LN E 1,010 D 526 L2 696 2
tasa0 |HOMESTEAD RD |$E'.\‘RISE BLVD LEELAND HEIGHTS 4LN E 2,960 C: 526 C 096 4 lane under constriction
12600 |HOMESTEAD RD LEELAND HEICHTS LEE BLAD E L ‘963 C




LEE COUNTY Road Link Volumes (Coun

- and State-Maintained Roadwa

/23/2021
RIALPRWY +oiln _twan | !
TP RL % R ¥ o (5 = _ﬂéﬁ:_: = === i

13600 [TONA RD DAVISRD MeGREGOR BLV'D aLiN E H60 & 381 C

13700 |ISLAND PARK RD PARK RD US 41 alN E fal:Tsd C b £

tiioo [JOELBLVD BELLBLYD 18TH 8T JLN E 2,120 B 623 B 833 dnel Bivd €PD
13900 LIOELBLVD INTH ST SR B0 2LN E 1.010 1] 490 8] E1H

14000 |JOHN MORRIS RD BUNCHE REACH SUMMERLIN RD LN E H60 C h C 72 old count projection
14100 [JOHN MORRIS RD SUNMMERLIN RD JONA RD 2LN E d60 [ 41 256 c 2n9 L

14200 |KELLY RD Mc(GREGOR BLVD SAN CARLOS ELVD alN E oo Cc a2 s 206

14300 |KELLY RD SAN CARLDS BLAD PINE RTDGE RD aLN E 860 € (1] 4 120 old count prajection(2010)
14500 |LAUREL DR BUS 41 BREEZE DR N E HAO c 136 c 438

14600 |LEE BLVD SR 8u ALVIN AVE 6LD E 2440 B 2433 [

1400 |LEE BLVD ALVINAVE GUNNERY RD 6LD E 2,840 B 2.037 B

1j8oo |LEE BL\'D IGLNNERY RD HOMESTEAD RD hLD E 2,840 B zass B

t4yy0o0 |LEE BLVD HOMESTEAD RD WILLIAMS AVE 4LD E L.gHo B 1,000 B

14930 |LEE BLVD WILLIAMS AVE LEELAND HEIGHTS alN E 1,020 o 1,006

13000 |LEERD SAN CARLOS BLVD ALICORD aLN E 860 [ 544 bl old count projection(zons)
15100 |LEELAND HEIGHTS HOMESTE\AD RD JOEL BLVD 40N E 1800 B 832 B -

15200 JLEONARD BLVD GUNXERY RD WESTCATE BLYD aLN E 850 E 343 Q1

15300 |LITTLETON RD CORBETT RD LTS LN E 860 (% 470 C 494

153400 |LITTLETON RD US 4t BUS 41 LN B Bbo £ 4ab c Juu

15500 |LUCKETTRD DRTIZ AVE 75 AN E 880 n 43R 1 413 4 Ln desiagn & ROW
15600 |LUCKETTRD I3 COUNTRY LAKES DR alN E Row Cc 304 C 119

15700 |MAPLEDR* SUMMERLIN RD 2NDAVE aLN E Bbo C 7 [ 89 old count prajection
153800 |MeGREGOR BUND SANIBEL T PLAZA HARDOR DR 4LD E 1.960 B 1176 e 1,236

13900 |McGREGOR ALVD HARBOR DR SUMMERLIN R 4LD E 1060 B L105 B L6z

16000 |McGREGOR BIND SUMMERLIN RD IKELL\' RD 4qLD E 196D A 943 A LomM

16100 | McGREGOR BIND KELLY RD GLADIOLUS DR 4LD E 1,960 A 943 A gL

1~hoo |MILWAUKEE BLYD ALADAMA BLAD BELL BELVD LN E Roo & 171 55 18p -

17700 [MILWAUKEE BLVD BELL BLVD COLUMBUS BLVD SEN E 260 C 171 C 14y >

1=Roo  [MOODY RD HANCOCK B. PRWWY PONDELLA RD aLN E Hoo C 182 ¢ 206 old vount projection(z=nog)
17900 |[NALLE GRADE RD SLATER RD NALLE RD alN E B6O C ny C 67

18000 [NALLERD SR =8 NALLE GRADE RD alN E Hd60 C 14 [of 133 »

14100 |NEALRD IOR.-\.\'GE RIVER BLVD BUCKINGHAM RD LN E 860 C 120 C 126 *

18200 |NORIVER RD SR 31 FRANKLIN LOCK RD alN E L1400 A 164 B 2R3

18300 |NORIVER RD FRANKLEN LOCK RD BROADWAY RD aLN E 1140 A 164 B 309

18100 |NO RIVER RD BROADWAY RD COUNTY LINE alN ] 1,140 A 0y A 146

18g9o00 JOLGA RD* SR 8o W SRHOC alN E 860 C Ra o] 95 old count projection
19100 |ORANGE GROVE BLVD CLUB ENTR, HANCOCK B, PKWVY alN E Heo C 393 [ 488 old count{2009)
19200 [ORANGE GROVE BLVD HANCOCK B. PRWY PONDELLA RD 4L E 1,700 L4 614 o] hi5

19300 |ORANGE RIVER BLVD SR 8a STALEY RD 2LN E 1,000 D 510 D 330

19400 |ORANGE RIVER BLVD STALEY RD BUCKINGHAM RD LN E L1000 D 510 D 344

19500 |ORIDLE RD SAN CARLOS BLYD ALICORD aLN E Bho Lo 47 C 154

1600 |ORTIZAVE COLONTAL BL\'D SR B2 alN E 900 (& Ro3 C By6

19700 |ORTIZAVE SR Bz LUCKETT RD aLN E 900 e B3B8 C BBo 4 Ledesign & ROW
19800 |ORTIZAVE LUCKETT RD SR Bu 2LN E 900 350 B 368 4 Ladesign & ROW
20300 |PALOMINOLN DANTELS PRWY PENZANCE BLVD 2LN E 260 C 466 (5] 4Rg
20600 |PARK MEADOWS DR SUMMERLIN RD US 41 aLN E 860 [ 106 8 106
20800 |PENZANCE BLVD RANCHETTE RD SIX MILE I'KWY aLN E 860 c 47 C 159
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LEE COUNTY Road Link Volumes (Coun

- and State-Maintained Roadwa

20900 |PINE ISLAND RD STRINGFELLOW RD B RNTSTORE RD LN E 950 E 394 E hi4 Constrained
21600 |PINE RIDGE RD SAN CARLOS BLVD SUMMERLIN RD ALN E Boo e 480 C 233 2
w1700 |PINE RIDGE RD SUMMERLIN RD GLADIOLUS DR aLN E seo c a0 D 332 Huritage Isle*
21Roo  |PINE RIDGE RD GLADIOLUS DR McGREGOR BLVD aLN E Hoo C ugy E JoR
21900 |PLANTATION RD SIX MILE PRWY DANIELS PRIWVY alLN Rbo c 285 C 414 Intermed Park
22000 |PLANTATION RD DANIELS PEKWY IDLEWILD 5T aLN E 860 D 0 D 8 FDOT Metro Phwy 6-laning
22050 |PLANTATION RD TDLEWILD 5T COLONTAL BLVD 4LN E 1,700 C 310 C 30
22100 |I'ONDELLA RD SR T8 DRANGE GROVE BLVD 4LD E 1.HoO L 36 B 74 B
222p0 | PONDELLA RD NRANGE GRONEBLAD  |US 11 E 1.800 B L1ot B 1176
22300 |PONDELLA RD 'S4 BUS 41 E 1.890 B 10T} B 1,150
20400 |PRITCHETT PRWY SR TR RICH RD E LK) C 73 C 541 old vount, Stoneybraok North(2009)
22500 |RANCHETTE RD PENZANCE DLVD IDLEWILD ST E 860 i 93 (o 98
22600 |RICH RD SLATER RD PRITCHETT PRWY E R60 C 33 C 62 old count projection(:00q)
22700 |RICHMOND AVE LEELAND HEIGHTS E 12TH ST E 6o c 7 C Ay
2800 [RICHMOND AVE E 12TH ST GREENDRIAR BLYD E 860 Cc T C 1
23230 |SAN CARLOS BLAD Us s THREE )AKS PKWY alN E B0 C 448 C 471 *
23260 |SANIBEL BLVD US4t LEERD ofN E 460 D 391 D 621
23300 [SANIDEL CAUSEWAY SANIBEL SHORELINE TOLL PLAZA alN E 1,140 E 93 E oR5
43400 |SHELLPOINT BLVD McGREGOR BLYD PALM ACRES alN E 860 c 294 c 309 b
23600 [SIN MILE CYPRESS METRO PKWY DANIELS PRWY 4LD E 2,000 B 1481 B 15356
23700 |SIX MILE CYPRESS DANIELS PKWY WINKLER EXT. JLD E LYoo B 1,069 {13 LaTa
W Al e = ¥ - _ET’—"_ e ;7' T T 3 IR R e EL e = 11—

23900 SN ‘ - e ! i T et ) R 5 9 it ] ek B
24000 |SLATER RD SR-# WALLE GRADE RD FUBY E 1010 ¢ 309 e 419 .

SOUTH POINTE BLVD CYPRESS LAKE DR COLLEGE PKWY 2LD E 910 D 640 D 673 L.
24400 |STALEY RD TICE ORANGE RIVER BLV'D alN E Roo c a1 € 47 L
a2j500 |STRINGFELLOW RD ISTAVE BERKSHIRE RD aLN E 1,060 B 315 D 62 Constrained
24600 |STRINGFELLOW RD BERKSHIRE RD PINE ISLAND RD alN E 1,060 R 315 (% 48 Constrained
24~00 |STRINGFELLOW RD PINE ISLAND RD PINELAND RD 2N E 1,060 [ 8 E 813 Constrained
24800 Ib'i‘RIN(iFELLOW RD FINELAND RD MAIN ST 2N E 1060 D = E Bog
24900 ]5! IMMERLIN RD McCREGOR 8L\D KELLY COVERD 4LD E 1.980 A 1,243 A 1306
23000 iSl MMERLIN RD KELLY COVE RD SAN CARLOS BLVD 4LD E 1980 A 1244 A 1,406
25100 [SUMMERLIN RD SAN CARLOS BLVD PINE RIDGE RD 6LD E 3.000 A 1 Hg6 \ =136
25200 |SUMMERLIN RD PINE RIDGE RD NASS RD ALD E 3.000 A 1,896 A 1,993
25300 |SUMMERLIN RD BASSRD GLADIOLU'S DR 6LD E 3000 A 1,998 A\ 1,993
25400 |[SUMMERLIN RD GLADIOLUS DR CYPRESS LAKE DR 4LD E 1,900 o 1517 C 1618
25500 |SUNMMERLIN RD CYPRESS LAKE DR COLLEGE PRIWY 6LD E 2 BHo R 1,489 B 1565
25600 |SUMMERLIN RD COLLEGE PKWY PARK MEADOW DR 6LD E 2880 B 1,536 B 1604
25700 |SUMMERLIN RD, PARK MEADOW DR BOY SCOUT HLD E 2 840 R 1.526 B 1,h04

== T
26v00 |SUNRISE BLVD BELLBLVD COLUMBUS BLVD aLN E 860 C 42 C 53 0ld Count
26100 [SUNSHINE BLVD SR 82 23RD ST §W alN E 1,010 ¢ 443 c 466 s
26150 |SUNSHINE BLVD 23RD ST SW LEE BL\D oLN E Lo c 443 C 460 .
26200 ISUNSHINE BLVD LEE BLVD W 12TH ST alN E 1010 E T30 E -z .
26300 IH['NSHINE BLVD W 2TH ST W 5TH 8T LN E Hoo D ooy D B30
26400 [SW23RDST GUNNERY RD SUNSHINE BLVD aLN E 8o0 E B35 Lo Copperhead
26500 |TH ia i i = 4L o = — i 3

26600 |THREE OAKS PRWY ESTERO PRKWY SAN CARLOS BLVD 4LD E 1,940 B 335 B 964
26700 |THREE OAKS PKWY SAN CARLOS BLVD ALICO RD 4LD E LO40 B 855 B 1,198
26800 [TICEST SR Ro ORTIZAVE alN E H60 C 199 c 200
a6gop |TICEST ORTIZAVE STALEY RD aLN E H60 c 184 D 701 Elementry U,
27000 |TREELINE AVE TERMIMAL ACCESS RD  |DANIELS PKWY 4LD E 1,980 A 1,030 \ 1,288 Hatley Davidson
27040 DANIELS PKWY AMBERWOOD RD A \
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