
l~\ fi 
January 31, 2024 

Katie Woellner, AICP 
Principal Planner 
Lee County Community Development, Zoning Section 
1500 Monroe Street 
Fort Myer, FL 33908 

Re: Royal Palm Multifamily CPA - Map Amendment 
1st INSUFFICIENCY RESPONSE LETTER 
CPA2023-00011 

Dear Katie: 

lP> ~llW!F,Jlil 
il\l; FEBO 6 2024 -~ 

COMMUNITY DEVELOPMENT 

Enclosed please find responses to your insufficiency letter dated January 23, 2024. The following 
information has been provided to assist with the approval process: 

1. Revised Exhibit M7 - Boundary Survey 
2. Revised Exhibit M11 - Lee Plan Narrative 
3. Revised Exhibit M14 - Public Facilities 
4. Revised Exhibit M15 - Traffic Impact Statement 
5. Revised Exhibit M17 - Letters of Determination of Availability 
6. Revised Exhibit M 18 - State Policy 
7. Revised Exhibit M19 -Justification of Proposed Amendment 
8. New Exhibit M12 - Risk Evac Analysis_Comp 01.30.2024 

The following is a list of staff comments with our responses in bold: 

PLANNING COMMENTS 
1. Letters of Availability: 

a. The Fire Letter of Availability was missing. The application materials only included the 
request letter, not the agency's response. 
b. Provide the Letter of Availability request letters for EMS, Schools, Solid Waste, Law 
Enforcement, archaeological, and parks. 

RESPONSE: Exhibit M17 is revised and contains all the letters received. Lee Tran and Fire 
is included. 

2. The application materials need to provide direct support for the Comprehensive Plan 
Amendment, not the rezone. Exhibit M 11 also includes analyses and discussion relating to the 
rezone which are not relevant to the FLUM amendment. Revise the analyses for Policies 2.2.1, 
5.2.4, 61.3.6, 61.3.7, 125.1.2, and 125.1 .3 so that they directly relate to the FLU map 
amendment. 

RESPONSE: Exhibit M11 narrative has been revised to better focus on the comprehensive 
plan amendment for the sections noted. 
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3. The analysis provided for Policy 101.1.4 in Exhibit M 11 states to see an attached report which 
was not included in the FLUM amendment application. Include this report and summarize the 
findings to verify compliance with the Lee Plan policy. 

RESPONSE: The report is attached as Exhibit M12 - Risk Evac Analysis_Comp 01.30.2024. 

4. Exhibit 18, State Policy and Regional Policy Plan, #22 states that the map amendment from 
Central Urban to Intensive Development does not alter the density or allowance for population to 
occupy the parcel; however, this map amendment does increase the density allowed on the 
parcel. Additionally, as stated in other places in the application, this property flooded during 
hurricane Ian which conflicts with the statement, "This is an ideal place for quick and effective 
evacuation and a proper place for density as it is inland out of most major dangers such as 
flooding or tidal surges." Reword this consistency statement to better reflect the conditions on 
site. 

RESPONSE: Wording has been rewritten to be more accurate. 

JR Evans has prepared a risk evacuation analysis report, attached as Exhibit M12 - Risk 
Evac Analysis_Comp 01.30.2024, to demonstrate safe evacuation given the potentially 
increased population density. 

5. The following typos need to be addressed: 
a. Page 1 of Exhibit M11 , the Lee Plan Analysis, part II , paragraph 2 references designating the 

property as part of the Lee County Utilities service area. This property is already within the 
LCU service area. Provide clarification of this request or remove the statement. 

RESPONSE: Addressed. 

b. The analyses for Standard 4.1.3 and Policy 54.1.6 state that Reuse is available on site; 
however, the utilities availability letter stated that no reuse lines were in the vicinity. Clarify 
where this reuse is coming from or revise to be consistent with the LCU availability letter. 

RESPONSE: Addressed. Reuse is not available. 

c. Exhibit 14, page 1, Comprehensive Plan Amendment (Maps), paragraph 2 includes a 
reference to the General Interchange FLUC. 

RESPONSE: Addressed. 

d. Exhibit M18, Page 4, last paragraph includes another reference to General Interchange. 

RESPONSE: Addressed. 

d. Exhibit M19, Page 3, paragraph 1 states, "the difference lies in the fact that the Intensive 
Development allows for bonus density." The existing Central Urban FLUC allows for Bonus 
Density too. Clarify that the proposed FLUC allows more bonus density. 

RESPONSE: Addressed. 
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f . The analysis for Policy 95.1.3(3) states that the property "is intended to be developed as part 
of the existing CPD, as amended." The companion rezone is to RPO. Revise. 

RESPONSE: Addressed. 

g. The analysis for policy 5.1 .1 states that this is an application to rezone the property. This 
application is for a FLUM amendment. 

RESPONSE: Analysis is NA to FLUM amendment. Removed. 

LEGAL DESCRIPTION/SURVEY COMMENTS 
6. The sketch of the subject property does not include a state plane coordinate at the point of 

beginning (POB) and a second point at an opposing corner. The legal description of the property 
does not include the directional call for the centerline of Phillips Creek as it shows in the sketch, 
the sketch does not include the length of the first call (POC to POB) as it does in the description, 
and several other directional calls within the legal description are inconsistent with the sketch. 

RESPONSE: A revised Boundary Survey and Sketch and Description is included in the 
resubmittal as Exhibits M7. 

TRANSPORTATION COMMENTS 
7. Tables 1A and 3A require revision, as the LOS standard for Winkler Rd. (North of College Pkwy) 

appears inaccurate. Additionally, kindly make any necessary updates in the Transportation 
Impact Study (TIS) to reflect this change. 

RESPONSE: A revised Traffic Impact Statement is in the submittal addressing the 
changes requested. 

8. Table 2A also requires revision, specifically concerning the accuracy of the K-factor and D-factor 
for most segments. Please refer to the Lee County Traffic Count Report and the Florida Traffic 
Online Webpage for accurate information. Furthermore, the estimation of Peak Hour Peak 
Directional Project Traffic should be based on the peak directional count (133) generated from 
the development. 

RESPONSE: A revised Traffic Impact Statement is in the submittal addressing the 
changes requested. 

If you have any further questions, please do not hesitate to contact me directly at (239) 318-6707 or 
fdrovdlic@rviplanning.com. 

Sincerely, 

RVi Planning+ Landscape Architecture 

Fred Drovdlic, AICP 
Planning Director 
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EASEMENTS 
PER OPINION Of 1TTLE PREPARED BY STRAYHORN. PfASONS.MlUCl<A 6 F'ISJ-£A. 

EFFECTIVE 01\TE OF Of'NON 0f 1TTlE: OCTOBER 17.NZl O 5.W PM 
1, EASfMEITTS FOR PU8UC ~ RIGHT Of WAY AS CONTNNE0 IN WMNJff'Y OEE0 RfCORCED IN OfF10Al. RE:c:oll:05 BOOK 944., 
PAC£ '5t, P\a.lC RECORDS Of LEE CounY, FlORIM. 

l,FFECTS THE SU3JECT PROPERTY NCIS SHOWN HEREON. 

2. EASEMENT AS OESCASEO IN THE IN n£ WMRN<rY DEED AS RIGHTS OF WAY DITCHES FOR THE BENEFIT Of taiA DfWAACE 
CUTRICT Vd-lQ4 RIGHTS OF WAY ~ OESfGKATED ON THE h11Hl/TES Of SAID OfWW\GE QSTRICT. RECOROE.D IN DEED 900t1. 182. 
PAGE. 401,0FTHE PUBLICl'EOORDS OFl£EcotMTY.FlORl°"-

MfECTSllESUBJECTPROPERTY.BUTIS &l.ANKETINNAnJREAKJc.N<TB£GRAPHCAU.Y DEPICTU>HEAE.ON.. 

3, AN Ir' UlIJTY EASEMfNT FOR l1iE BENEFIT OF THE PARCEL OEWSCR18EO IN LEE ooumY PUBLIC ftfCOROS BOOK 1108. PAGE 354&, 
FOR THE PURPOSE OF lNSTALUNG A SEWER SERVICE UNE AKJ FOR PROVlaNG ACC:£SS TO THE ROYAL PALM C0tC)()M;tf\N 
ASSOQA110N. INC'S !MIN SE.WER LM. AS CONTAINED lN TI-£ AGREEMENT FOR EASEMENT, CONSTRUC"TION NfO IMINTEf'WiCE 
RfOORDEDINOfRaAl.RfCOfU>S BOOK 199111.PAGE •730, f'l8UCRfCORDS Of LEEC0Um, FlORXli\. 

AFF-ECTS lltE Sl.8JECT PROPERTY NfOIS SHOWN HEREON. 

•. AN EASEMENT FOR THE PURPO$E Of IM.ltrrAltlNC THE EXISllNG SEWAGE DISPOSAl SERVICE. UNU AS CONTAlhED IN THE 
AGREEMfNT FOR EASEl,l;NT ND ~r-w«:E Cf SEWAGE DISPOSA&. SERVICE LINES RECORDED IN OFflCW.. RECORDS BOOK 2022. 
PAGE 1171, PUBUCRECOROSOFLEE COlt,ITY, FlOfl°"-

AFFECTS 1liE SUJJE.CTPROPERTY N.:JIS SHO'MNHERfON. 

5, AN EASEMENT FOR THE. BENEFIT OF c:c:,f,ICJl,ST OF CAUFDRtP. XN, UC FOR CONSTRUCTION. USE "140 IM,INlVw«:£ Of A 
8RCW)6,l,N() COMMutfCATIONS SYSTEM AS CONTAINED IN THE GRANT Of EASE.MEHT RECOROEO AT U,,STR\.UEtn' NUMBER 
20Cl90CICJ0950', OfflCW. RECORDS Of lE.E COUflY. FlOAS°"-

AFFECTS THE Sl.6JECT PROPERTY, BUTIS 81.A/'llT IN NA.~ AJ,OCANT&E GRAPf,fC,AU_Y DEPtctto MfREOH. 

6. Nl EASEMENT FOR TIE 8Et£FIT Of COMCAST CABLE COMMUNCATIONS IMIW:EMENT, UC FOR THE COH$TRUCTION. USE N1D 
JMIMENM'Cf Of A BRO,t,08,VCI C0MMLNCATIONS SYSTEM AS CONTAINED IN 1liE GAAHr Of' £ASO!£NT. RfCOROEO AT IHSTRU.1£NT 
HIMBER 2020DDCIDZ2059, IN OFRCW.RECOROS Of LEE COIMTY. FlOfaDA. 

AFFECTS lHE SUBJECT PROPERTY. flUTIS BLANK£T IN NA.~ NOCAN'T BE GAAPHCAU.Y OEl'tCTEO>£REOO. 

SCHEDULE "B-11" EXCEPTIONS 
PER Tin.£ COMMTMENT PREPARED B'/ flDEUlY NA. TlONAL Tin£ INSURANCE COMPNff. 

<XlfMVTMENT NUMBER 1129206&. Oo\TU>0W2/2023 05:00PM 

4. EASEMENTSFORPUBUCROAORIGHTOFWAYASCONT.-,N'E0 INWl<RNHNOEEDRECORDED INOEED800KGO.PAGE 61,Nf01N 
WAARNITY OEEORECOROE0 N OFAC&Al RECORDS 900K 944. PAGE 359, PUBUC RECOFIDS OF LE.E COUNTY, F\.~o.t... 

AFFECTS Tl£ St..6.IECTPROPE.RTY ANDIS SH0WNtEREON. 

S. EASEMENT FOR R>GKTS Of WAY CITCHES FOR THE BENERT OF KINA DRAINAGE CISTRICT AS COHTM'EO IN WARRAfffl DEED 
RECORDED IN DEED BOOK 102. PAGE 401. PVBUCRfCOROS Of LEE COlNTY. Fl.ORIO,,., 

AFFECTS n£ Sl8.JECT PROPERTY, BUT IS BLANKET IN NA..T\.ltE.AN:l CANT 8E GRAPt4C.AU..Y OEACTEO 1-ERfON. 

I. AGRE.EMENTFOREASEMENT.COHSTRUCT10NN«)hWN'J'EtwfCE RECOROEDINOfRaAL RE.COFIDS 800K 1991, PAG£. •730. 
PUBUC RECORDS OF LEE COlNTY, Fl.DRIOA.. 

AFFECTSlHESl.8.IECTPROPERTl'NfDISSHOWNtEREON. 

7. AGREEMENT FOR EASEMENT NC) IMINTENANCE. Of SEWAGE DISPOSAL SERVICE UIES RECORDED IN OFFJaAL RECORDS 900K 
2022,PAGE 1179,PUBUCRECOROSOF l.E.ECOL.HTY, Fl.OfOOA. 

AFFECTS THE St..6.IECT PROPERTY ANDIS SHOWN HEREON. 

8, l£E OOUffTY OROl/'WIICE N0.116-1• RELATING TOCARBACE AJ,OSOUD WASTE COlLECTION AfCOROEOINOFl'ICVJ. Rf.CORDS 
BOOK 2189. PAGE ~11, P\&JC RECORDS OF LEE COUHTY, F\.ORIO,\. 

NOT A SURVEY MATTER 

9. EASEMENT TO COMC.AST Of CAUFORNA,.1JV. UC RECOROEOlN OFf1QAl RECORDS INSTRI.AIENT tu,IBER 2ll09(D)D9503', 

PVBUC RECORDS OF LEE COUNTY, FLONOA. 

AFFECTS TIE Sl.8.IECTPROPERTY, BUTIS BlN«ETIN NAT\.ltE. AJ,OCN<T 8E GRAPHCAU'/ OEPIC~I-EREOH. 

10. GRAHT Of EASEMENT TO COMCAST CABlE COMMU«:ATIONS ~GEMEHT, UC AfCOROEO IN OFFKVJ... RECORD INSTRUMENT 
MJM3ER20l0CXIJQZ20'59, P\&JC RECORDS OF LEE COI..NTT, F\.ORIOA. 

AFFECTS 1lE Sl.BJECT PROPERTY, Bl/TIS BLANkET IN NAn.RE~CANTBE ~y OEPICTEO t£REON. 

11. Alff ClAIM 'fHA.T Nff POR1lON Of' THf. lNSl.ft.EDI.AHOIS StnER£JGN I.NC)S OF THE STATE OF FlORla,,,, k'n.LONG SUl!MERGEO, 
FIU.EO OR ARTIAQAU. Y EXPOSED lAl<lS Ace.RE TEO TO St.CH LANO. 

MAYAFFt:CTTHESUBJECTPARCEL.CURRENTSHOREUNEISSHO'ftN. Nt'/PORTIONOFTHE LANO ARTiflc:w..L.Y RUED OR 
ACCRETEOIS NOT 0ETERW-E0 BY THS SIJRYE:Y, 

12. NOlWTHSTAIONG llE LEGAL OESCRIPTION IN SCI-EOU.EA. THS POUCY ODES NOT INSURE Till.E TONfr lNDS LYINC BELOW 
THE WNIORORDNARY HIGH Y'IATUC UrE OF ANr NAvtGABLE OR TICWJ.Y INA.UENCfOWA-reRS. 

NOT A SURVEY MATI'Vl 

13. THE IN,t,IJE1"'8l.E RtGHTS OF TIE PUBUC TO USE THE NAVIGA.Bt.E WA~ COVERING THE t.>JOS DESCRIBED ON SCHEDU...£ A. 

NOT A 51Mt'EY MA~ 

14. llENA.l\.RE.,EXTEUTOREXiSTENC:E.OFRIPARIANflroHTSOR UTTORALRIGHTSISNOTINSlft.D. 

NOTASURVE'/Mot.TTEI\. 

15. TIE INSIJfU:D "\NC' AS DEfflE0 BY Tl£ POUC'/ SK'IU. NOT lNCt.LCE ANr M0BllE HOME WHQi MAY 8E AfFlXED TO OR 
LOCATED ON TIE LANO,N¥J TITlE TO Nff SUCH MOBl.E HOME IS NOT INSURf.D. 

NOT A SURVEY MATTfR 

11. RIGHTS OF fORMElt un OWIERS TO OCCUP'/ Sl.6.JECT PROf'ERTY IN ~ NTH SECTION 1 IA) Of TIE PLAN Of 
~TION OF RO'/Al. PAl.M VIUAGE eotooM"'1UM RE.ODROED INOFRQAL RECORDS liSlRUMENT NUtlBER 102X0»S4Tll, PU5UC 
RECORDS OFLE.ECOI.M'Y.fl~ 

NOT A SURVEY Mot.TIER. 
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SURVEYOR'S NOTES 
1. TiiS MAP OF 80UfOt,RY 6 TOPOGRAf'ttC SIMVEY IS NOT VALID utl..ESS IT BEARS EJTliER 

TIE DIGfTAl OR PHYstCAL SIGN4.ruRE N<1 SEAL OF THE FlORIOA UCENSEO ~EYOR 
IOElfflflEO BELOYV. 

2. ELEVATIONS SttCM'N HEREON ARE RELATIVE TO THE NORTHAMERICANVERTICA.~TUM Of 
198.!(NAVOM} N«>IS BASED ON THE "REFERENCE BENCttl,'AA,I';" STATED HEREON. THE SITE 
BENCHMRKS ~ HEREON MAE ESTA8USHED ~NG A R£AL.TIME 1Qt£MATIC (RTKJ 
Gf'S SOUlT10N ON BOTH THE ~ BENCl-fMRK NC SET sn~ ~1".R:KS, 
MEETING OR E,ll;CEEDING 'THE STAl'OAA:OS OF PRACTICE. 

GAAPHC SCALE l, HORIZotlfAl COOROINATES SHOffl-1 HEREON AAE. BASED ON THE. NORTH AMERJCAN DATU,! ,· . rr, 
Of 19$3 tf'W)83). 20\1 AO.l.lSTMENT. Fl.OAIM STATE P\.NE.. MST ZOtE ANO IS BASED ON 
THE "'REFEEtENCE BEHCH,wtK" STATED 1-ERE:Off. THE ~TE BENCtNARKS SH:M'N 1-EREON 
WE.RE ESTA8Ust£0 USING A REAL-TIME l<tr-EMATIC (lmO GP$ SOLVOON ON BOTH THE 
REFER£NCE. 8ENCHMAAX AtO SET SITE 8ENC,t,f,AARKS. M£E1lNG OR EJlCE£DING THE. 
STAt<IAROS OF PRACTICE. 

•. THE. I.N<>S SH0Vffi HEREON UE IN ZONE "/1£ DESCRIBED M BASE Fl.000 ELEVATION 
OETERP,INED AT I 1 FEET. PER THE F\.000 INSu:w«:E RATE MAP (f1RM) C:OMMI.HTY PNEL 
NO. 12071C0438H FOR lEE oot.'ffTY UNHOORPORATEO MEAS, EFTECTIVE 11'17/20U. THE 
LIMITS OF SAID Zot,ES ARE GRAPttCAll Y DEACTB> tEREON AS t£AR AS MAY BE SCAlED 
FROM SND MAP OR lNPORTEO FROM GIS M TA PROVIDED BY~ THE "1J<NE STATEMENT 
IS FOR lf..FORIMTlON ONLY ANO WE ASSUME NO UABIJTY FOR THE. c::oRRECTNESS Of THE 
OTEO IMP(SJ, IN AOOCT10N, THE. ABOV£ STATEMENT DOES NOT Rff'REseIT l1-£ 
S\ffiE'/OR'S OPINION OF TME PROM81UTY Of A.OOQNG, 

5. NO ABSTRACT FOR RIGHTS-OF-WAY, EASEMENTS. CM,,ERSliP OR 0Tl£R INSTRIAIENTS OF 
RECORD, 0.CEPT FOR THOSE NOTEOHEREON.W..VE BEEN PROYIOEDTO THS ARM. 

8. ATTENT10NIS (XRECTEOTO THE FACT Tl-\1\T THIS MAP PMY W..VE BEEN REDUCED IN SIZE BY 
REPROOUCl10N.. ms ""'51" BE CONSIOERED'IVHEN08TAINNG SCAL.EDO,\TA. 

7, S YMBOl.$ OE.PtCTED 1-EREON 00 NOT REFLECT ACnw. Sll.E. PUBUSHf.D CIM£NSIONS 
PRECEDE ,.W, $CAUNG, 

I. TlE SURVEYED L>ND5 MA'/ BE SU8JECT TO .11.MaSOICTIONA.L EHTTTIES. 

11. TlE oal/'EATION OflMOS SHOWN HEREON IS AS PER THE CUENTS INSTRVCT10NS. 

LEGAL DESCRIPTION 
PER Of>lr.otl OF Tin£ PREPARED BY STRAYHORN. PERSCINS-MWCt(A 6 ASIER. 

EFFECTIVE D\TEOFOPINIONOF TTTlE: OCTOBER 17.202'.J O5.00PM 

A TRACT OR PARa:L Of LAH) LYING IN THE NORTHEAST 11• OF SECTK>N 35.. TOWNSl-tP •5 SOUTH. RANGE 2• EAST. 1.£.E 
C0UKlY. A.ORla,,,, Fl.ftTHER DESCRl8£0AS FClU..DViS: 

COMMENCE AT THE NORTHEAST COfV'fER OF SAID SECTION 35; n£NCE RUN NORTH &9"•1'l•' WEST, Al.ONG THE NORTH 
UNE OF THE NORTHEAST II•. Of SAID SECllON 35, A CISTANCE OF 253..80 ff.ET. MORE OR LESS TO A CONCR£TE 
MOtAJMENT, BE.ING THE HOR1HWESTERl. Y CORtER OF A PARCEL AS RECOROEOIN Off1ctAL.AfCORDS aoa<. 99•, PAGE Ml. 
P\.8UC RECORDS OF LEE eot.ffi'Y. flORIM. ANO THE POINT OF BEGlfHNG OF TH: PARCEL HEREIN DESCRIBED: FROM 
SAIOPOINf Of BECltN.NG cotfflMJE NORTH e9'•1W\l'tEST Al.ONG SAID NORTH LINE 0f THE NORTHEAST 11•. 0F SEcnoN 
315,A Cl STANCE OF •t 2.•I ff.ET, TO Tl£ NORTH'M:ST CORNER OF n-£ EAST 1/2 OF THE NORTl£AST ti• OF THE NORTI-EAST 
1/• Of &IJO SECTION 35; l1-£NCE RUN SOVTH 00'11'51" WEST, Al.ONG THE M ST UNE OF SAID fAACT10N. 1322.21 FEET. 
MORE OR LESS, TO THE SOUTI-M'EST CORt£R OF SAID FRIICTlON; THENCE CONTINUE SOVTH 00'11'51" WEST. FOR 78,00 
FEET. MORE OR LESS. TO THE CENTERUNE OF PHUJPS CREEJC.: THENCE RUN NORTlEASTERLY Al.ONGTHE l.£ANOERS OF 
~ CENTERUNE OF PHWPS CREEK TO ITS INTERSECTION NTH THE SOVTH UNE Of THE NORTHEAST lf• OF THE 
NCIRTHEAST 11• OF SAID SECTION '5; THENCE RUN SOUTH 89"2•"• 1" EAST. Al.ONG SAID SOUTl-1 UtE.. U2.2$FE.ET. MORE OR 
LESS. TO TliE SOUTt£AST CORNEIi: OF 5IJO NORTHEAST 11• OF THE NORTHEAST I/• Of' SECTION !IS: THENCE RlN NORTH 
OO"I IS'2'CI" EAST. Al.ONG THE EAST UNE OF SAK>SECTK>N 315. t00'27 FEET, MORE OR LESS, TOA CONCRETE MONUMEHTON 
TIE S-OUTtM'ESTeRLY RIGHT OF WAY UNE OF U.S. •I, (S.R. .. 5) {TMW.I TRAIL). SAID CONCRETE MONUMENT IS A P.C. OF A 
CURVE TO TI-IE RIGHT. W.VING FOR ITS EL.El.'ENTS A AAaUS OF 2132.79 FEET. A OEl TA ANGLE OF 02'07'51•, AN ARC OF 
109.D7 FUT.Nil A CHORD BEARJl«l Of NORTH 19"01'22" WEST; THENCE R~ ALONG SAID~ TO THE RIGHT, FOR 109.07 
FEET TO A CONCRETE MOMJMENT, BEING Tt£ SOUTHEASTERLY OORl'ER OF A PARCEL M RECOROED IN OFfKlAL 
RECORDS BOOK 994, PAGE 641. Pl8JC RECOFlt>S OF LEE COt.«TY, Fl~ nENCE RLN SOUTH 74°51'01" 'M:ST, Al.ONG 
THE SOUTI-£Rt&.Y UIE OF SAIO PARCEL. 1!50.51 FEET TO A CONalETE MOMJP,t;NT; THENCE~ NORTH 1'5'•9'!19'" MST. 
FOR 25117 FEET TO THE POINT OF BEGlf'NNG. 

THSSUR'IEY K'3 IIEEtlPREl'AAEOWITHREFERBCE 
lOTHE RlUOIWlli IBOC!MRK. 
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ROYAL PALM VILLAGE 
LEGAL DESCRIPTION OF SKETCH 

A TRACT OR PARCEL OF LAND LYING IN THE NORTHEAST 1/4 OF SECTION 35, TOWNSHIP 45 SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA, 
FURTHER DESCRIBED AS FOLLOWS: 

COMMENCE AT THE NORTHEAST CORNER OF SAID SECTION 35; THENCE RUN NORTH 89°41'34" WEST, ALONG THE NORTH LINE OF THE 
NORTHEAST 1/4, OF SAID SECTION 35, A DISTANCE OF 253.80 FEET, MORE OR LESS TO A CONCRETE MONUMENT, BEING THE 
NORTHWESTERLY CORNER OF A PARCEL AS RECORDED IN OFFICIAL RECORDS BOOK 994, PAGE 648, PUBLIC RECORDS OF LEE COUNTY, 
FLORIDA, AND THE POINT OF BEGINNING OF THE PARCEL HEREIN DESCRIBED: FROM SAID POINT OF BEGINNING CONTINUE 
NORTH 89°41'34" WEST ALONG SAID NORTH LINE OF THE NORTHEAST 1/4, OF SECTION 35, A DISTANCE OF 412.41 FEET, TO THE NORTHWEST 
CORNER OF THE EAST 1/2 OF THE NORTHEAST 1/4 OF THE NORTHEAST 1/4 OF SAID SECTION 35; THENCE RUN SOUTH 00°11'51" WEST, ALONG 
THE WEST LINE OF SAID FRACTION, 1322.21 FEET, MORE OR LESS, TO THE SOUTHWEST CORNER OF SAID FRACTION; THENCE CONTINUE 
SOUTH 00°11'51" WEST, FOR 78.00 FEET, MORE OR LESS, TO THE CENTERLINE OF PHILLIPS CREEK; THENCE RUN NORTHEASTERLY ALONG 
THE MEANDER OF SAID CENTERLINE OF PHILLIPS CREEK TO ITS INTERSECTION WITH THE SOUTH LINE OF THE NORTHEAST 1/4 OF THE 
NORTHEAST 1/4 OF SAID SECTION 35; THENCE RUN SOUTH 89°24'41" EAST, ALONG SAID SOUTH LINE, 332.25 FEET, MORE OR LESS, TO THE 
SOUTHEAST CORNER OF SAID NORTHEAST 1/4 OF THE NORTHEAST 1/4 OF SECTION 35; THENCE RUN NORTH 00°16'20" EAST, ALONG THE 
EAST LINE OF SAID SECTION 35, 1009.27 FEET, MORE OR LESS, TO A CONCRETE MONUMENT ON THE SOUTHWESTERLY RIGHT OF WAY LINE 
OF U.S. 41 , (S.R. #45) (TAMIAMI TRAIL), SAID CONCRETE MONUMENT IS A P.C. OF A CURVE TO THE RIGHT, HAVING FOR ITS ELEMENTS A 
RADIUS OF 2932.79 FEET, A DELTA ANGLE OF 02°07'51", AN ARC OF 109.07 FEET, AND A CHORD BEARING OF NORTH 19°01'22" WEST; THENCE 
RUN ALONG SAID CURVE TO THE RIGHT, FOR 109.07 FEET TO A CONCRETE MONUMENT, BEING THE SOUTHEASTERLY CORNER OF A PARCEL 
AS RECORDED IN OFFICIAL RECORDS BOOK 994, PAGE 648, PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN 
SOUTH 78°51'01" WEST, ALONG THE SOUTHERNLY LINE OF SAID PARCEL, 150.51 FEET TO A CONCRETE MONUMENT; THENCE RUN 
NORTH 15°49'59" WEST, FOR 253.17 FEET TO THE POINT OF BEGINNING. 

SURVEYOR'S NOTES 
1. THIS LEGAL DESCRIPTION IS NOT VALID IF PRINTED, OR WITHOUT THE ORIGINAL SIGNATURE AND RAISED SEAL OF THE PROFESSIONAL 
SURVEYOR AND MAPPER SHOWN HEREON. 
2. NO ABSTRACT FOR RIGHTS-OF-WAY, EASEMENTS, OWNERSHIP, OR OTHER INSTRUMENTS OF RECORD HAVE BEEN PROVIDED BY THIS 
FIRM. 
3. THE "LEGAL DESCRIPTION" HEREON HAS BEEN PREPARED BY THE SURVEYOR AT THE CLIENT'S REQUEST. 
4. THIS SKETCH DOES NOT REPRESENT A FIELD SURVEY, AS SUCH. 
5. THE DELINEATION OF LANDS SHOWN HEREON IS AS PER THE CLIENT'S INSTRUCTIONS. 
6. THIS LEGAL DESCRIPTION DOES NOT CONSTITUTE A BOUNDARY SURVEY, AS SUCH. 
7. ATTENTION IS DIRECTED TO THE FACT THAT THIS MAP MAY HAVE BEEN REDUCED IN SIZE BY REPRODUCTION. THIS MUST BE 
CONSIDERED WHEN OBTAINING SCALED DATA. 
8. BEARINGS SHOWN HEREON ARE ASSUMED, DERIVING A BEARING OF N89°09'08"E ALONG THE NORTH LINE OF SECTION 35, TOWNSHIP 45 
SOUTH, RANGE 24 EAST. 

LEGEND & SYMBOLS SURVEYOR'S CERTIFICATE 
POB = POINT OF BEGINNING 
POC = POINT OF COMMENCEMENT 
POT = POINT OF TERMINATION 
R/W = RIGHT-OF-WAY 
SEC = SECTION 
PIO = PARCEL IDENTIFICATION 
PB = PLAT BOOK 
ORB = OFFICIAL RECORDS BOOK 
PG = PAGE 
SQ.FT.= SQUARE FEET 
AC = ACRES 
AKA = ALSO KNOWN AS 
(C) = CALCULATED DATA 
(D) = RECORDED DATA 
(M) = MEASURED DATA 
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I HEREBY CERTIFY THAT ALL PARTS OF THIS SKETCH HAVE BEEN 
COMPLETED IN ACCORDANCE WITH THE REQUIREMENTS OF THE 
STANDARDS OF PRACTICE FOR SURVEYING IN THE STATE OF FLORIDA, 
SJ-17, F.A.C., TO THE BEST OF MY KNOWI..EDGE, INFORMATION, AND BELIEF. 
NOT VALID WITHOUT A SIGNATURE AND RAISED SEAL FROM THE 
SURVEYOR. 

TracyW 
Birch 
TRACY W. BIRCH, P.S.M. 
FLORIDA LICENSE #5579 

Tracy W Birch 
2024.01.31 
06:22:54 -05'00' 

DATE 

THIS SKETCH HAS BEEN PREPARED FOR THE EXCLUSIVE USE THIS SKETCH IS NOT A SURVEY 
OF THE PERSON, PERSONS, OR ORGANIZATIONS IDENTIFIED 1---------------1 
BELOW AND ITS CERTIFICATION IS NON-TRANSFERABLE. ANY ._s_H_E_ET __ ..,.1 ___ o_F ____ J_--I 
COPY HEREOF, TO BE CONSIDERED VALID, MUST BE 
EMBOSSED WITH THE SEAL OF A REGISTERED SURVEYOR 
EMPLOYED BY THIS FIRM. 

FLOURNOY DEVELOPMENT GROUP 

DRW: MC CHK: TB PM: TB 

SEC: 35 TWN: 45S RNG: 24E 

PLOT DATE: 2024-01-31 

FILE: 23001930 ROYAL PALM VILLAGE-SOD 

2600 MAITLAND CENTER PKWY, STE 262 
MAITLAND, FLORIDA 32751 

407.775.6500 I LICENSED BUSINESS #7832 
© 2024 - ATWELL GROUP, LLC 



ROYAL PALM VILLAGE 
SKETCH OF LEGAL DESCRIPTION 
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SUSENCE FL 
HOLDINGS, LLC. 

PIO: 36-45-24-00-00001.001 B 
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MATCHLINE (SEE SHEET 3) 

THIS SKETCH HAS BEEN PREPARED FOR THE EXCLUSIVE USE THIS SKETCH IS NOT A SURVEY 
OF THE PERSON, PERSONS, OR ORGANIZATIONS IDENTIFIED 1----------------t 
BELOW AND ITS CERTIFICATION IS NON-TRANSFERABLE. ANY SHEET 2 OF 3 
COPY HEREOF, TO BE CONSIDERED VALID, MUST BE 
EMBOSSED WITH THE SEAL OF A REGISTERED SURVEYOR 
EMPLOYED BY THIS FIRM. 

CERTIFICATION 

DRW: MC CHK: TB PM: TB 

SEC: 35 TWN: 45S RNG: 24E 

PLOT DATE: 2024-01-31 

FILE: 23001930 ROYAL PALM VILLAGE-SOD 

2600 MAITLAND CENTER PKWY, STE 262 
MAITLAND, FLORIDA 32751 

407.775.6500 I LICENSED BUSINESS #7832 
© 2024 - ATWELL GROUP, LLC 



ROYAL PALM VILLAGE 
SKETCH OF LEGAL DESCRIPTION 
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ROYAL PALM VILLAGE 
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SOUTH LINE NORTHEAST 1/4 OF NORTHEAST 1/4 

S89°27'57"W 332.25'(M) 
S89°24'41 "E 332.25'(0) 
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SECTION 35 

Line Table 

Line# Bearing Distance 

L1(C) soo0 56'37"E 78.00' 

L1(D) soo· 11•51"W 78.00' 

THIS SKETCH HAS BEEN PREPARED FOR THE EXCLUSIVE USE THIS SKETCH IS NOT A SURVEY 
OF THE PERSON, PERSONS, OR ORGANIZATIONS IDENTIFIED t----------------1 
BELOW AND ITS CERTIFICATION IS NON-TRANSFERABLE. ANY SHEET 3 OF 3 
COPY HEREOF, TO BE CONSIDERED VALID, MUST BE 1-D_R_W_: _M_C __ C_H_K_:_ T_B_ .. P_M_: --T-B--t 
EMBOSSED WITH THE SEAL OF A REGISTERED SURVEYOR 
EMPLOYED BY THIS FIRM. SEC: 35 TWN: 45S RNG: 24E 
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l~\ fO Royal Palm Multifamily CPA 
Exhibit M11 - Lee Plan Analysis 

I. REQUEST 
Flournoy Development Group ("Applicant") seeks to redevelop the former Royal Palm Village mobile 
home park property, located directly southwest corner of Old Gladius Road and US Highway 41 , in 
unincorporated Lee County, Florida. The park flooded during Hurricane Ian and since that time the 
Flournoy Group has worked to successfully terminate all property ownership within the park and 
allow for this urban infill development that will be built to new FEMA flood standards. The Applicant 
seeks to develop the 19.33 +/- acres to allow for 391 multifamily apartments with supporting 
amenities. 

To accomplish the density of the development program a Comprehensive Plan Map Amendment is 
required. The request will be to move the property from Central Urban to Intensive Development, 
which allows 14 dwelling units per acre in base density and 8 dwelling units per acre in bonus density, 
where 255 units are derived from base density and 136 from bonus density. The property is within 
the Coastal High Hazard Area which restricts the option of using bonus density; therefore, the 
requested use of the bonus density will be for up site-built affordable housing at 140% AMI. 

A new access point is proposed on US 41 to provide access to Lee Tran and interconnectivity to the 
multi-use pedestrian and bicycle regional network in addition to the existing access onto Old 
Gladiolus Drive. 

A companion RPO and Bonus Density Application has been submitted as DCl2023-00049. 

II. PROPERTY HISTORY 
The Property is located 
south of Old Gladius Road 
and west US Highway 41. 
The Property is located 
within the South Fort Myers 
Planning Community Area. 
The Property is currently 
developed as the Royal 
Palm Village property. 
Access is provided from Old 
Gladius Road. However, 
there is a drainage and 
stormwater management 
easement located on the 
southern portion of the 
property. 

The Applicant has filed a 
Comprehensive Plan Map 
Amendments to change the 
Future Land Use (FLU) 
designation of the Property 
from "Central Urban" to "Intensive Development". 

Page 1 of 13 



Ill. EXISTING CONDITIONS 
The property is in the South Fort Myers Planning Community Area and as mentioned above, it was 
historically developed as the Royal Palm Village (mobile home park). The mobile home park 
ownership has been terminated (see attached termination agreement recorded at the Lee County 
Clerk) and most units have been removed. 

There are no known environmentally sensitive areas on site. The site does abut, and the property 
line extends over a portion of Philips Creek to the south. Philips Creek is a shallow waterway that 
connects to Otsego Bay and is part of the Hendry Creek watershed but is only navigable near the 
subject property by kayaks and low drag, small boats. 

The area to the north is in Intensive Development, to the east and west Central Urban, and south in 
the Suburban future land use category. The zoning is a mix of C-1, CC, RM-2, and AG-2 districts. 
The property to the north, east and west is either multifamily or commercial making this parcel a 
perfect infill redevelopment in a central employment center. The properties to the south are single­
family homes on larger lots that are on average 170 feet from the southern property line and 350-
550 feet from the nearest proposed multifamily building. 

The surrounding area is as follows in the table below and map below. 

Table 1: Inventory of Surrounding Lands 

FUTURE LAND USE ZONING EXISTING LAND USE 
NORTH Intensive Development C-1 Infinity Car Dealership/ retention 

SOUTH Central Urban / Suburban RS-1; AG-2 Phillips Creek I Single Family 
Residential Homes 

EAST Central Urban CC; C-1 Car Wash; Auto Shop; Speedway 
Gas Station, Retail Center 

WEST Central Urban RM-2 Lost Tree Apartments 

• NORTH: Old Gladius Road and the Infinity Car Dealership. 

• SOUTH: Phillips Creek along with Single Family Residential Homes 

• EAST: US 41 and commercial uses such as Car Wash; an Auto Shop, a Speedway Gas 
Station, and Retail Center 

• WEST: The Lost Tree Multifamily apartments. 

· The site is not in any special overlay except the Property is within the Coastal High Hazard Area 
(CHHA) and Evacuation Zone A, but with no FEMA floodway concerns. The site is at the western 
most outskirts of the CHHA. The FEMA Flood Map places the site in the AE-11 zone. 
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Urban services are in place to serve intense development. The site has access to all major urban 
services including, but not limited to, public sanitary sewer and water, fire, EMS, police, parks, public 
schools, solid waste, transit with bus stop within 200 feet, and shared use paths. 

V. PUBLIC INFRASTRUCTURE 
The Property has access to the necessary utilities to service the project and all urban services are 
adequate to serve the proposed development. 

• Letters of availability have been secured from Lee County Utilities for water and sanitary 
sewer. 

• Roadways have adequate capacity as the site, as proposed, will have direct access onto US 
41 , a state maintained principal arterial, and secondary access to Gladiolus Drive, a Lee 
County maintained arterial via Old Gladiolus Drive Lee County local road . 

• Lee Tran states the proposed development is within one-quarter mile of a fixed-route corridor 
and the closest bus stop is# 11490. Bus serves the South Fort Myers Area by via Route 140 
(Merchants Crossing/Bell Tower) and Route 240 (Coconut Point Mall/Bell Tower) located at 
the car wash directly adjacent to the property (approximately less than 200 ft.) on both the 
northbound and southbound travel lanes along the US Highway 41 roadway. 
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• The US 41 proposed access provides connection to the shared use path on the west side of 
us 41. 

• The site is entrance onto Old Gladiolus Drive is within¼ mile of the shared path on Gladiolus 
Drive and the Lakes Park regional Lee County Park. 

• South Trail Fire Station #63 is within one mile of the site north on US 41 to Harper Road. 
• The Lee County Sheriffs South District primary substation is within one mile as is an EMS 

substation on Six Mile Cypress Parkway. 

VII. LEE PLAN COMPLIANCE 
The following is an analysis of the Comprehensive Plan Amendment, and the companion Residential 
Planned Development, meets consistency with goals, objectives and policies of the Lee County 
Comprehensive Plan (Lee Plan). 

POLICY 1.1.2: The Intensive Development future land use category is located along major 
arterial roads. By virtue of their location, the County's current development patterns, and the 
available and potential levels of public services, areas with this designation are suited to 
accommodate high densities and intensities. Mixed use developments of high-density 
residential, commercial, limited light industrial, and office uses are encouraged to be 
developed as described in Objective 11.1, where appropriate. The standard density range is 
from eight dwelling units per acre (8 du/acre) to fourteen dwelling units per acre (14 du/acre), 
with a maximum total density of twenty-two dwelling units per acre (22 du/acre). The 
maximum total density may be increased to thirty dwelling units per acre (30 du/acre) utilizing 
Greater Pine Island Transfer of Development Units. (Ord. No. 94- 30, 09-06, 10-10, 16-07, 21-
09). 

The property is currently in the Central Urban FLUG and proposed to be in the Intensive 
Development FLUG. Both categories encourage uses that best serve the local residents and 
commuter traffic including dense multifamily development, particularly where urban services 
are present, and is near employment centers. As discussed in the existing conditions, this 
site in an excellently placed redevelopment with all urban level services in proximity with 
available capacities. It replaces a mobile home park that was in a risk area for flooding from 
tidally influenced waters abutting to the south. New construction at the proper flood elevations 
of a hurricane resistant multifamily structure is an appropriate infill development. 

The property is in the Coastal High Hazard Area which restricts the option to build bonus 
density to site built affordable housing only. Therefore, the plan is to apply for a land use 
change to Intensive Development via Map Amendment. In the Intensive Category, this would 
allow for 14 du/acre of market rate units with an additional 8 du/acre available via bonus 
density as site-built affordable housing (140% AMI) . The affordable housing restriction is not 
monitored by the state but by Lee County and expires after seven full years of operations. 
Our intended plan is to develop 391 units, or 21.5 units per acre. Therefore, sufficient acreage 
is allocated for the proposed development. 

The applicant met with Lee County staff to discuss this methodology and staff appeared 
receptive to this entitlement change request. The request will need to satisfy criteria for 
hurricane evacuation times and be subject to hurricane impact mitigation. 
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OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will 
be promoted through the rezoning process to contain urban sprawl, minimize energy costs, 
conserve land, water, and natural resources, minimize the cost of services, prevent 
development patterns where large tracts of land are by-passed in favor of development more 
distant from services and existing communities. 

The comprehensive plan map change to Intensive development to allow more density and 
bonus units for affordable housing, coupled with the proposed rezoning, will allow for a 
compact development pattern in an area intended for urban levels of intensity and density 
and permit redevelopment of infill units near transit and employment centers, as well as 
regional park and shared use path system. 

The Intensive Land Use category and redevelopment proposed is in direct compliance with 
this and other policies in the Lee Plan. All urban services are available to the sight with major 
employment centers in close proximity and transit service within ¼ mile. 

As outlined in detail within the comprehensive plan and zoning applications, the project 
provides for compatibility with the surrounding mixed uses of moderately high-density 
residential development and commercial uses. Development within the project is compacted 
with four 4-story buildings providing sufficient open space and supporting amenities. Long 
existing multifamily developments are located directly west of the Property. As a result, this 
RPO makes efficient use of this planned extension of infrastructure and eliminates 
development patterns dependent on well and septic as Lee County Utilities has stated they 
have capacity to serve the increased density proposed. 

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth 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. Development orders and permits (as 
defined in F.S. 163.3164(7)) will be granted only when consistent with the provisions of 
Sections 163.3202(2)(9) and 163.3180, Florida Statutes and the county's Concurrency 
Management Ordinance. 

All urban levels of service are available with capacity. The Property is contiguous to 
developed or developing properties along US 41 , representing logical and efficient growth 
within the Central Urban or Intensive Development FLUG. The Applicant has provided letters 
of availability and a detailed explanation of the public facilities and services available to 
support future development of the Property. The proposed rezoning fully complies with the 
above policy's intent to direct new growth to appropriate Future Urban Areas of the county. 

POLICY 2.2.1: Rezoning's and Development of Regional Impact proposals will be 
evaluated as to the availability and proximity of the road network; central sewer and 
water lines; community facilities and services such as schools, EMS, fire and police 
protection, and other public facilities; compatibility with surrounding land uses; and 
any other relevant facts affecting the public health, safety, and welfare. 

The road network in the region has been constructed to support the character of the area 
with direct access (proposed) onto am major arterial (US 41) and access to Summerlin Road, 
a second major arterial via Old Gladiolus Drive, both roads with capacity. 

The Property is located within Lee County Future Water and Sewer Franchise Areas and will 
connect to both sewer and water service. The property is near existing networks , utility 
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services and compatible , similar land uses. The utility service area currently abuts the eastern 
boundary. 

There are adequate public facilities and services in the immediate vicinity of the project to 
serve the proposed development in terms of schools, fire, EMS and Sheriffs protection. 

The proposed Master Concept plan provides compatibility with surrounding areas through 
the provision of expansive preserve areas and significant distances between residential lots 
and the project boundary. 

As a result, the proposed development is completely internalized from surrounding 
development. Finally, buffering, maximum building heights, and development standards are 
similar to other planned developments approved in the South Fort Myers Planning 
Community. 

GOAL4 

OBJECTIVE 4.1: WATER, SEWER, AND ENVIRONMENTAL STANDARDS. Consider water, 
sewer, and environmental standards during the rezoning process. Ensure the standards are 
met prior to issuing a local development order. (Ord. No. 17-13) 

STANDARD4.1.1: WATER. 
1. Any new residential development that exceeds 2.5 dwelling units per gross acre, 

and any new single commercial or industrial development in excess of 30,000 
square feet of gross leasable (floor) area per parcel, must connect to a public water 
system (or a "community" water system as that is defined by Fla. Admin. Code R. 
62-550). 

The site is currently serviced by Lee County Utilities for sewer and water and has capacity 
to continue serving the increased density proposed. A letter of utility availability has been 
secured from LCU. 

2. If the proposed development lies within the boundaries of a water utility's 
certificated or franchised service area, or Lee County Utilities' future potable water 
service area (see Map 4-A), then the development must be connected to that utility. 

According to Lee Plan Map 4-A and 4-B the site lies within the LCU Future Sewer and 
Water Service Area. The project will connect to Lee County Sewer and Water Service. 

3. The developer must provide proof that the prior commitments of the water utility, 
plus the projected need of the developer, do not exceed the supply and facility 
capacity of the utility. 

We have received a letter of utility availability from LCU that states service and capacity 
is available to serve the projected needs of this sight. 

4. All waterline extensions to new development will be designed to provide minimum 
fire flows, as well as adequate domestic services as required by Fla. Admin. Code 
R. 62-555. 

l=l\ f I 
There is current service to the site so no need for expanded service lines. 
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5. If a new development is located in a certificated or franchised service area, or Lee 
County Utilities' future potable water service area (see Map 4-A), and the utility 
cannot provide the service or cannot provide the service except at a clearly 
unreasonable cost to the developer, the developer is encouraged to petition the 
appropriate regulatory agency to contract the service area so that the development 
may establish its own community water system or invite another adjacent utility to 
expand its service area in order to provide the required service. 

According to Lee Plan Map 4-A and 4-8 the site lies within the LCU Future Sewer and 
Water Service Area, The site is served by LCU and the project will connect to Lee County 
Sewer and Water Service. 

6. If a development lies outside any service area as described above, the developer 
may: 
• request that the service area of Lee County Utilities or an adjacent water utility 

be extended to incorporate the property; 
• establish a community water system for the development; or 
• develop at an intensity that does not require a community water system. 

Not applicable. 

7. Lee County Utilities may provide potable water service to properties not located 
within the future water service area when such potable water service is found to 
benefit public health, safety, and welfare, including protection of Lee County's 
natural resources. 

Not applicable. 

STANDARD 4.1.2: SEWER. 
1. Any new residential development that exceeds 2.5 dwelling units per gross acre, 

and any new single commercial or industrial development that generates more 
than 5,000 gallons of sewage per day, must connect to a sanitary sewer system. 

The site is currently serviced by Lee County Utilities for sewer and water and has capacity 
to continue serving the increased density proposed. A letter of utility availability has been 
secured from LCU that states there is capacity for service the density proposed. 

2. If the proposed development exceeds the thresholds listed above and lies within 
the boundaries of a sewer utility's certificated or franchised service area, or Lee 
County Utilities' future sanitary sewer service area (see Map 4-B), and that utility 
has sufficient capacity to provide minimum service to the development, then the 
development must connect to that sewer utility if there is existing infrastructure 
adequate to accept the effluents of the development within l/4 mile from any part 
of the development. 

According to Lee Plan Map 4-8 it is within the Future Sewer Service Area for Lee County. 
A letter of utility availability has been secured from LCU that states there is capacity for 
service the density proposed. 
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3. If there is not sufficient capacity nor adequate infrastructure within l/4 mile of the 
development, the developer must provide proof in the form of a clearly stated 
rejection of service. 

Not applicable. 

4. If a new development is located in a certificated or franchised service area, or Lee 
County Utilities' future sanitary sewer service area (see Map 4-B), and the utility 
cannot provide the service, or cannot provide the service except at a clearly 
unreasonable cost to the developer, the developer may establish on a temporary 
basis a self-provided sanitary sewer facility for the development, to be abated when 
the utility extends service to the site. The developer may also petition the 
appropriate regulatory agency to contract the service area of the utility in order 
that another utility may be invited to provide the service. 

Not applicable. 

5. If a development lies outside any service area as described above, the developer 
may: 
• request that the service area of Lee County Utilities or an adjacent sewer utility 

be expanded to incorporate the property; 
• establish a self-provided sanitary sewer system for the development; 
• develop at an intensity that does not require sanitary sewer service; or 
• if no more than 5000 gallons of effluent per day per parcel is produced, an 

individual sewage disposal system per Fla. Admin. Code R. 64E-6 may be 
utilized, contingent on approval by all relevant authorities. 

Not applicable. 

6. Lee County Utilities may provide sanitary sewer service to properties not located 
within the future sewer service area when such sanitary sewer service is found to 
benefit public health, safety, and welfare, including protection of Lee County's 
natural resources. 

Not applicable. 

STANDARD 4.1.3: REUSE 

According to LCU in the letter of service availability reuse is not served to this site. 

GOAL 5 (RESIDENTIAL LAND USES) 

OBJECTIVE 5.1: All development approvals for residential, commercial, and industrial land 
uses must be consistent with the following policies, the general standards under Goal 4, and 
other provisions of this plan. (Ord. No. 94-30, 00-22) 
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POLICY 5.1.3: During the rezoning process, direct high-density residential developments to 
locations that are near employment and shopping centers; are close to parks and schools; 
and are accessible to mass transit and bicycle facilities. (Ord. No. 94-30) 

The request is intended to allow for the development of multifamily residential dwellings on 
the 19.33-acre property in the form of a Residential Planned Development subject to 
conditions, performance/design standards, limited schedule of uses, and a binding Master 
Concept Plan. The request will ensure that the property is developed with uses similar 
neighboring properties, thereby protecting the character and integrity of the existing 
communities. 

• The site is within one mile of major employment businesses including but not limited to 
Home Depot, Lowe's Wal-Mart and an entire commercial corridor along US 41 extending 
a significant distance north and south. 

• Lee Tran serves the South Fort Myers Area by via Route 140 (Merchants Crossing/Bell 
Tower) and Route 240 (Coconut Point Mall/Bell Tower) located at the car wash directly 
adjacent to the property (approximately less than 200 ft.) on both the northbound and 
southbound travel lanes along the US Highway 41 roadway. 

• The US 41 proposed access provides connection to the shared use path on the west side 
of US 41. 

• The site is entrance onto Old Gladiolus Drive is within ¼ mile of the shared path on 
Gladiolus Drive and the Lakes Park regional Lee County Park. 

POLICY 5.1.6: Maintain development regulations that require high-density, multi-family, 
cluster, and mixed use developments to have open space, buffering, landscaping, and 
recreation areas appropriate to their density and design. (Ord. No. 94-30) 

The proposed development will maintain the requirements for 40% open space, all required 
buffers, and a natural waterway SO-foot buffer on the south boundary. Amenities will be on 
site including pickle ball , dog park, and clubhouse with gym and meeting areas. 

POLICY 5.1.7: Maintain development regulations that require that community facilities (such 
as park, recreational, and open space areas) in residential developments are functionally 
related to all dwelling units and easily accessible via pedestrian and bicycle pathways. These 
pathways must be interconnected with adjoining developments and public pathways 
whenever possible. Townhouses, condominiums, apartments, and other types of multi-family 
residential development must have directly accessible common open space. (Ord. No. 94-30, 
00-22). 

The proposed RPD includes 40% open space, car wash area, dog park, pickle ball courts 
and a community amenity center with additional recreational facilities. Sidewalks are provided 
on both sides of all internal roadways and provide pedestrian and bicycle connections to US 
41. A multi-use pathway is located along US 41. All open space and amenities will be directly 
accessible to all residents within the RPD. 

POLICY 5.2.4: The site design of the proposed development must be compatible with 
surrounding land uses to the maximum extent possible. (Ord. No. 10-08) 

The request will ensure that the property is developed with uses similar to neighboring 
properties. The intensive land use category abuts this property to the north while the 
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development to the north and east is of intense nature that allows this to be dense urban infill 
with affordable bonus density units. 

Impacts to surrounding land uses are minimal due to the similarity of intent and intensity of 
uses. The zoning conditions and LDC requirements have adequately addressed any potential 
impacts on adjacent uses. 

The proposed RPO includes development standards which comply with the South Fort Myers 
Community regulations. A minimum SO-foot buffer will be provided to adjacent single-family 
properties to the south. 

POLICY 54.1.2: In developing and implementing local landscape regulations including the 
preservation, reforestation, and wetlands restoration requirements, preference will be given 
to native species which are adapted to the region's climatic regime. 

The site is currently developed as a mobile home park. The Project site does not contain any 
wetlands or surface waters. Phillips Creek is located directly south of the Property. 

The attached Environmental Report did not show the existence of the listed species such as 
the American Alligator, Florida Burrow Owl, Gopher Tortoises, Southeastern American 
Kestral, and Wood Storks on the property. 

POLICY 54.1.6: Maintain development regulations that require new development to connect 
to a reuse water system if a system is near the development and has sufficient capacity. 

Lee County states that reuse is available. The site will connect. 

POLICY 61. 1.1: Lee County recognizes that all fresh waters are a resource to be managed and 
allocated wisely and will support allocations of the resource on the basis 1) of ensuring that 
sufficient water is available to maintain or restore valued natural systems, and 2) of assigning 
to any specified use or user the lowest quality freshwater compatible with that use, consistent 
with financial and technical constraints. 

The Applicant will obtain an Environmental Resource Permit from the South Florida Water 
Management District. The master drainage system and established conservation areas 
proposed in this amendment request, and which will be established through the ERP and 
subsequent development orders, are designed in compliance with this policy. 

OBJECTIVE 61.3: GENERAL SURFACE WATER MANAGEMENT STANDARDS. Lee County will 
continue to provide sufficient performance and/or design standards for development 
protective of the function of natural drainage systems. 

POLICY 61.3.6: Require developments to provide surface water management systems, 
acceptable programs for operation and maintenance, and post-development runoff 
conditions that reflect the natural surface water flow rate, direction, quality, hydroperiod, and 
drainage basin. 

Please refer to the surface water management plan in Exhibit M14. 

POLICY 61.3.7: Channelization of natural streams and rivers is prohibited; channelization of 
other natural watercourses is discouraged. 
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No change will be made to the natural stream to the south. A dog park amenity is located 
within the Project and is adjacent to the Phillips Creek. Regulations are in compliance with 
the LDC. 

POLICY 95.1.3: LOS standards will be the basis for planning and provision of required public 
facilities and services within Lee County. Regulatory LOS standards will be the basis for 
determining the adequacy of public facilities for the purposes of permitting new development. 
Compliance with non-regulatory LOS standards will not be a requirement for continued 
development permitting but will be used for facility planning purposes. The LOS will be the 
basis for facility design, for setting impact fees, and (where applicable) for the operation of 
the Concurrency Management System (CMS). 

a. Sanitary Sewer- Lee County Utilities serves the area and has capacity. LCU has stated in a 
letter of availability. 

b. Potable Water - Lee County Utilities serves the area and has capacity. LCU has stated in a 
letter of availability. 

c. Surface Water/Drainage Basins - The property is intended to be developed as part of and 
RPO (DCl2023-00049). The project will be required to meet all LDC provisions for surface 
water management, pre-treatment, storage and treatment including the System 
Requirement: Prevent the flooding of designated evacuation routes on The Lee Plan Map 15 
from the 25-year, 3-day storm event (rainfall) for more than 24 hours. 

d. Parks, Recreation, and Open Space - Lee County Parks and Recreation has provided a 
letter of service availability. 

e. Public Schools - A letter of capacity has been received from Lee County Schools. 

POLICY 101.1.4: Require that comprehensive plan amendments which increase density 
within the Coastal High Hazard Area or on islands meet one of the following criteria in 
accordance with§ 163.3178(8), Fla. Stat.: 

1. Will not result in an out of County hurricane evacuation time that exceeds 16 hours for 
a Category 5 storm event (Level E storm surge threat); or 

2. Will maintain a 12-hour evacuation time to shelter for a Category 5 storm event (Level 
E storm surge threat) and ensure shelter space is available to accommodate the 
additional population; or 

3. Will provide appropriate mitigation as determined by Lee County Department of Public 
Safety, to satisfy both criteria above, which may include the payment of money or 
construction of hurricane shelters and transportation facilities. 

Please see the report by JR Evans, which is part of the original submittal as "Exhibit M 12 - Risk 
Evac Analysis Comp 01.30.2024", that addresses these criteria and shows that the proposed 
development meets at least one of the criteria . 

POLICY 101.3.2: Restrict development in the Coastal High Hazard Area to uplands except as 
needed for the provision of public facilities. 

The site contains 18.17 acres of upland out of 19.33 total acres. The proposed Master 
Concept Plan (MCP) limits development to the upland acreage. The Acreage that is not 
considered upland is the area of Phillips Creek that is within the boundary. Development is 
restricted to within 50-feet of this natural waterway by way of required buffers. 
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POLICY 101.3.6: Prohibit the use of Transferable Development Units {TDUs) and bonus 
density utilizing cash contributions for affordable housing on property located within the 
Coastal High Hazard Area. 

The proposed development is proposing using up to 145 units of bonus density as permitted 
by the proposed land use change. According to this policy the request for bonus density 
includes all units to be site built affordable units at 140% or less of AMI. 

POLICY 101.3.7: Bonus density for site-built affordable housing development will be 
considered within the Coastal High Hazard Area. 

As mentioned, the request for bonus density includes the limitation for the units to be site 
built affordable making the request consistent with this policy. 

The applicant feels the consideration of bonus density in this area is good planning. The 
former mobile home flooded 2-3 feet in Hurricane Ian. Since that time the Flournoy Group 
and the Royal Palm Village POA have successfully terminated the 132 individual lots making 
way for redevelopment. It is telling that this was able to be accomplished. A CHHA is not an 
appropriate location for mobile homes, particularly on older parcels that are not raised to 
current base flood elevations. Repeated flood risks prompted the corporation of the 
termination. 

The site is in the middle of a major employment area, abutted by multifamily developments, 
acts as an appropriate transition from commercial activity on US 41 to lower densities, has 
access to two major arterials (with proposed new access to US 41 ), is within one mile of 
Lakes Park, has access to Lee Tran with ¼ mile of a bus stop, is serviced by all major urban 
services as confirmed by the letters of availability for the Lee Plan map amendment letters 
received. The site is perfect for higher density infill redevelopment, particularly when 
considering the structures will be built to modern codes and FEMA flood elevations. 

POLICY 125.1.2: New development and additions to existing development must not degrade 
surface and ground water quality. 

POLICY 125.1.3: The design, construction, and maintenance of artificial drainage systems 
must provide for retention or detention areas and vegetated swale systems that minimize 
nutrient loading and pollution of freshwater and estuarine systems. 

The permit process will require a water quality management plan addressing the issues in 
these policies. The draft plan is part of Exhibit M14. 
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IX. CONCLUSION 
The proposed Flournoy Multifamily CPA allows for redevelopment into a well-planned multifamily 
community which accommodates increasing demand for vertical density and will allow for increase 
bonus density, which is limited to affordable multi-family housing, to be integrated into the 
surrounding employment center. 

The proposed Flournoy Multifamily RPO also provides significant protection to the surrounding 
neighborhood to the south through a site plan which internalizes development through sufficient 
buffers and setbacks, two access points, and restoration supporting amenities on site. 
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J.R. EVANS 
ENGINEERING 

Royal Palm RPD Property 

Lee County, Florida 

January 30, 2024 

Coastal High Hazard Area (CHHA)/ Hurricane Risk Assessment Report 

This report is prepared and provided to evaluate the Royal Palm RPD property with respect to hurricane 
risk and the potential impacts to evacuation facilities due to the proposed changes in density per the 
pending Rezoning application. The property was previously used as a mobile home park, known as t he 
Royal Palm Village mobile home park. The property previously contained approximately 134 mobile home 
sites and an amenity center. The property experienced impacts from hurricane Ian and the previous uses 
of the property have been terminated. It is understood that that the property's ownership is currently 
pursuing a rezoning process for 19.3 acres of the overall property to achieve a zoning of RPD to allow 391 
multi-family apartments/units with supporting amenities. The rezoning effort is associated with the 
redevelopment of the property, in response to recent hurricane Ian and the intent to increase resi liency 
for the property's new structu res. 

This report evaluates the specific property conditions with respect to location, flooding and storm surge 
risks, and potential impact on evacuation activities. This report also provides the distinction between the 
different uses and designations of "Coastal High Hazard Area (CHHA)" as used by the planning/zoning 
industry and the FEMA/National Flood Insurance Program and Construction industries. This report has 
been prepared by the JR Evans Engineering,- P.A. Floodplain Management and Stormwater Design 
Department's director, Mrs. Elizabeth Fountain, P.E., CFM, a licensed Professional Engineer, and a 
Certified Floodplain Manager. In addition, JR Evans Engineering P.A. has provided an evaluation pertaining 
to risk and emergency preparedness by Emergency Management Expert, Jim von Rinteln, CFM, CEM, 
FPEM. 

EXECUTIVE SUMMARY 
This Report comprises a comprehensive analysis of the Royal Palm Village RPD property from an 
Engineering and Emergency Management perspective. The key findings of this analysis are as follows: 

• The subject 19.3 acres associated with the proposed rezoning application falls completely outside 
the Coastal High Hazard Area (CHHA) currently designated by FEMA, in which the FEMA maps 
have been recently updated and are effective as of November 17, 2022, to reflect more current 
storm surge affects. 

• The entire property is situated in a FEMA Mapped Special Flood Hazard Areas of AE (EL 11). 
Because this property is in a coastal area near the Gulf of Mexico, it is in a potential evacuation 
zone, w hich is typical for developments of this type in coastal Florida. 

• The subject property is located within the NOAA/SLOSH-defined Coastal High Hazard AREA 
(CHHA) as depicted on Map 5-A within t he Lee Plan. 

• The finished first-floor elevation of any newly constructed building at this location wi ll be required 
to be a minimum of 1-foot above the FIRM/FEMA Zone Base Flood Elevation (BF_E) designation. 

• The current building code (FBC ICC 2020) and minimum elevation requirements for this project 
provide significantly increased elevation requirements and structural reinforcing elements to 
enhance resilience against the potential impacts of hurricanes and flooding. 
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• The project's potential additional residents and guests are not expected to significantly contribute 
to emergency evacuation or sheltering needs in the area. 

o US 41 (Tamiami Trail North), Danials Parkway, Ben C/Six Mile Cypress Parkway, and Alico 
Road are State designated hurricane evacuation routes. 

o There are numerous public shelters in the vicinity outside potential evacuation areas, all 
with capacity to house residents. 

o Based on the companion Traffic Impact Study for the rezoning, prepared by TR 
Transportation Consultants, Inc.; the project's additional units will not have a significant 
impact on any of the analyzed roadway segments and adopted capacities of roadways 
located within a 3-mile radius 

• FEMA CHHA and storm surge modeling is used for the development of coastal floodplain 
boundaries, emergency management plans, and implementation of building codes. This model 
uses historical data and forecasts to model the most likely outcome from any given hurricane 
event. The result includes the regulatory mapping of the floodplains for the 1% annual-chance­
event (100-year) and 0.2% annual-chance-event (500-year) floodplains affecting coastal and 
inland communities. 

• SLOSH CHHA and storm modeling is used to model the worst-case scenario storm under the most 
perfect conditions. No single hurricane event will produce the regional flooding as depicted using 
this model. 

Provided below are the descriptions and distinctions associated with the term "Coasta l High Hazard Area" 
or CHHA, which is a critical aspect of this potential project when evaluating the risks related to major 
storm events such as hurricanes and t ropical storms. 

FEMACHHA 
The term "Coastal High Hazard Area (CHHA)" as defined by the Federal Emergency Management 
Agency (FEMA) is as follows: 

An area of special flood hazard extending from offshore to the inland limit of a primary 
frontal dune along an open coast and any other area subject to high velocity wave action 
from storms or seismic sources. The coastal high hazard area is identified as Zone V on 
Flood Insurance Rate Maps {FIRMs). Special floodplain management requirements apply 
in V Zones including the requirement that all buildings be elevated on piles or columns. 

The Coastal High Hazard Area is meant to represent the area of coastal flooding which is subject 
to high or moderate velocity wave action during a significant storm event, such as a hurricane 
event, also referred to as a 1%-annual-chance-event. To determine the location and 
characteristics of these coast al high hazard areas, computer models are executed to evaluate the 
effects of storm surge, wave generation and overland flow of the waves. The results of the 
comprehensive storm surge modeling determine the mapping of the coastal flood zones, with 
appropriate designations and determined flood elevations. The CHHA areas are depicted on 
FEMA maps as Zone VE and Coastal A Zone, defined by the Limit of Moderate Wave Action 
(LiMWA) on the Flood Maps. 

SLOSH CHHA 
In regional planning activities and in emergency management planning, the SLOSH (Sea, Lake, 
Overland Surges from Hurricanes) model data is typically used to evaluate potential maximum 
surge levels for properties and assist municipalities with evacuation zones and route planning. 
The results of the SLOSH model are used to define the CHHA areas associated with the evacuation 
zones. The SLOSH model is a computerized model developed by the National Weather Service 
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(NWS) to estimate storm surge heights resulting from historical, hypothetical, or predicted 
hurricanes by considering the atmospheric pressure, size, forward speed, and track data. The 
SLOSH model does not explicitly model the impacts of waves on top of the surge, nor does it 
account for normal river flow or rain flooding. The products of the SLOSH model, known as The 
Maximum of the Maximum Envelope of High Water (MEOW), or MOM, provide a worst-case 
snapshot for a particular storm category under "perfect" storm conditions. No single hurricane 
will produce the regional flooding depicted in the MOMs. Instead, the product is intended to 
capture the worst-case highest-water value at a particular location for the purpose of hurricane 
evacuation planning. 

J.R. EVANS 
ENGINEERING 



Section 2 



J 

Royal Palm RPO 

CHHA/Hurricane Evacuat ion Assessment Report 

January 30, 2024 

Page 4 of 18 

SITE SPECIFIC INFORMATION 

The Royal Palm RPO property is located in lee County Evacuation Zone A. The subject property is located 
within the following FEMA defined Special Hazard Area: Zone AE (EL 11). The entire property is located 
outside the FEMA designated Costal High Hazzard Areas (CHHA) Zone VE and Coastal A Zone (Please see 
image on following page). Other site-specific characteristics and building requirements will help minimize 
and mitigate the impacts from a storm event. These include the following: 

• The subject property is located outside of the FEMA mapped coastal high hazard area flood zone. 

• All new structures in Florida must be constructed to meet the current Florida building code, FBC 
ICC 2020 and ASCE 24-14 for those located within a Special Flood Hazard Area (SFHA). A few key 
aspects of these regulations include the following: 

o The minimum finished floor elevation (FFE) is required to be constructed at least of 1 foot, 
or more, above Base Flood Elevation (BFE) to prevent any flooding of the structure and 
reduce risk of flood damage. 

o New or substantially improved structures are required to meet current FBC and ASCE 24-
14 applicable requirements, including with foundation elements, elevation requirements 
for habitable floors and utility infrastructure, floodproofing measures and limits on 
enclosures/walls located below Base Flood Elevation. 

o New buildings are required to have increased structural reinforcing elements which 
greatly improves the resilience of the structure in high-velocity hurricane zones. 

• The US 41 (Tamiami Trail North), Daniels Parkway, Ben C/Six Mile Cypress Parkway and Alico Road 

are State designated hurricane evacuation routes providing immediate and expedited access in 

the event of an evacuation without increasing out of County drive t imes. 

• Based on the companion Traffic Impact Study for the rezoning, prepared by TR Transportation 

Consultants, Inc.; the project's additional units will not have a significant impact on any of the 

analyzed roadway segments and adopted roadway capacities for roadways located within a 3-

mile radius. Specifically, on US 41, south of Island Park Rd, the analysis demonstrates that the 

additional units only impact the segment by less than 0.3% of adopted roadway capacity. 

• There are numerous public shelters in the immediate vicinity in Lee County, wh ich have capacity 
to house additional residents. 

• The Royal Palm RP D's Operational Staff wi ll maintain an Emergency Preparedness Plan outlining 
the protocol and actions required to provide safety, preparedness, response, recovery, and 
mitigation before, during and after a tropical storm system and other emergencies. The 
Emergency Preparedness Plan wi ll meet the requirements of Lee County AC 7-7 and be reviewed 
and updated annually. 

The following figures depict the location of the project site in relation to the FEMA Mapped Flood Hazard 
Areas and the extent of the CHHA (defined by FEMA): 
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The following figure depict the location of the project site in relation to the NOAA Defined CHHA as 
depicted on Map 5-A of the Lee Plan: 

Legend 

Map Notes 
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Utilized by FEMA and accepted by municipalities, the term CHHA is defined as very high-risk areas subject 
to intense coastal flooding and wave action in which special floodplain management requirements are 
applicable, particularly with respect to construction and building. The other application is associated with 
the results of the SLOSH (Sea, Lake, Overland Surges from Hurricanes) model developed by the National 
Weather Services and utilized for emergency management and planning activities. 

As previously mentioned, the Coastal High Hazard Area with respect to FEMA, is meant to represent the 
area of coastal flooding which is subject to high or moderate velocity wave action during a significant 
storm event, referred to as the 1%-annual-chance-event. The locations of these coastal high hazard areas 
are based on the results of the comprehensive storm surge modeling and wave propagation modeling. 
The CHHA areas are depicted on FEMA maps as Zone VE and Coastal A Zone, defined by the Limit of 
Moderate Wave Action (LiMWA) on the Flood Maps. 

FEMA has recently completed a multi-County coastal study, includ ing Lee County and incorporated 
jurisdictions, which included a substantial update to the region's storm surge modeling with consideration 
of numerous recent hurricanes and tropical storms that have come close and through the study area. 
Based on the current Flood Insurance Study (FIS) for Lee County effective November 17, 2022, the updated 
coastal analysis was based historical records and data from actual storms passing through or nearby the 
study area with specific characteristics such as strength, size, and track. The historic storm data was used 
in conjunction with numerical hydrodynamic models to determine storm surge levels. An extreme value 
analysis was conducted on the storm surge modeling results to determine a stillwater elevation (SWEL) 
for the 1% annual chance event. In addition to the storm surge modeling, an overland wave hazard 
analysis was conducted to determine the combined effects of ground, vegetation, and physical features 
within the study area on wave heights and propagation. The results of these analyses determined the 
final elevations for the 1% annual-chance flood event associated with the study area which is depicted on 
the FIRMs for Lee County. This information is utilized for establishing the criteria in design, construction, 
and floodplain management industries as it represents the most recent and best available data related to 
storm surge and flood risks. 

As mentioned earlier, the SLOSH model is commonly used in regional and emergency management 
planning to assess potential maximum surge levels for properties. It's a computerized model created by 
the National Weather Service (NWS) that produces a product called The Maximum of the Maximum 
Envelope of High Wate r (MEOW) or MOM, which represents a worst-case scenario for a particu lar storm 
category under "perfect" storm conditions. The model creates a wind field that drives the storm surge, 
but it doesn't account for the impacts of waves on top of the surge or normal river flow or rain flooding. 
It's important t o note that no single hurricane will produce the regional flooding depicted in the MOMs. 
Rather, the product is designed to capture the worst-case highest-water value at a particular location for 
t he purpose of hurricane evacuation planning. 

The FEMA mapping and analyses are used for Florida Building Code (FBC) regulations and local 
development codes. In our professional opinion, the analyses prepared through the FEMA program and 
subsequent studies provide the best evaluation for the extent of coastal flooding and impacts to coastal 
communities within southwest Florida. 
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This evaluation represents a thorough hurricane risk analysis of the Royal Palm property located just West 

of US 41 (Tamiami Trail North, Lee County, Florida. The highlights of this analysis are as follows: 

Vulnerability: 

• This property is located in unincorporated Lee County, Florida. 

• The property is located outside of the Coastal High Hazard Area (CHHA), as defined by FEMA. 

• The property is located in an AE-11 FEMA Flood Zone. 

• It is in a designated Lee County Evacuation Zone A. 

• During some tropical storms and hurricane threats this area is subject to mandatory evacuations. 

• This is not an unusual property parcel for development of this type in coastal Florida . 

• The current building and elevation requirements that would be used to construct this project 

provide substantially superior resiliency to the effects of tropical storms, hurricanes and flooding 

compared to older construction. 

• The potential residents and guests would not substantially add to the emergency evacuation 

route times or sheltering requirements for this area. 

• The previous use of the property as a mobile-home community typically results in a higher rate of 

evacuation participation and sheltering needs. 

• The property's ownership and operation entity will maintain an Emergency Preparedness Plan 

which meets the requirements of Lee County AC 7-7. 

• There are numerous hurricane shelters within a 25-mile radius of this project. Please reference 

Figure below . 

• Residents who were to evacuate outside this area would not substantially add to the traffic on 

the current established evacuation routes. 

New Code Construction: 
All new structures in Florida must be constructed to meet the current Florida building code, FBC ICC 
2020 and ASCE 24-14 (Flood Resistant Design and Construction) for those structures located in Special 
Flood Hazard Areas. Florida Building Code requires structures to have increased structural reinforcing 
elements, elevated elevations, and many other requirements which greatly improve a structures 
resilience in high-velocity hurricane zones and flood prone areas. 

Location: 
The project is located just West of US 41 (Tamiami Trail North). The property is located along the Gulf 
of Mexico and borders the coastal high-risk flood zone. The property location is in Zone AE-11, and is 
outside of the coastal high hazard area, according to the FEMA mapped Special Flood Hazard Areas. 
It is in an "A" evacuation zone, which could be subject to mandatory evacuations during hurricanes 
(and potentially some tropical storms). 

Evacuation: 
The project site is in Lee County evacuation zone "A", not unlike a large number of dwellings and 
structures in Florida. Evacuation zone A could be subject to mandatory evacuations in fill categories 
of hurricanes and potentially some tropical storms. The US 41 (Tamiami Trail North), Daniels Parkway, 
Ben C/Six Mile Cypress Parkway, and Alico Road and are State designated hurricane evacuation routes 
providing immediate and expedited access in the event of an evacuation without increasing out of 
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county drive times. If evacuating to a shelter, there are thirty-four (34) public shelters in Lee County 
outside any evacuation zone, which have capacity to house additional residents. 

For evacuation efforts, Lee County utilizes a phased approach when orders to evacuate are issued. 
When orders to evacuate are issued Zone A, Mobile/Manufacture Homes, and Special Needs 
Registrants are the first to evacuate, and because of the phased process, may be evacuating while t he 
weather is non-threatening. This approach allows the County time to receive better information from 
the National Hurricane Center, and determine which other Zones need to evacuate. It also helps 
reduce the number of evacuees on the roadways at the same time, providing more time for 
movement of people. 

When evacuating for hurricanes, the time needed to evacuate is determined from studies conducted 
by the Florida Division of Emergency Management and Regional Planning Councils, with the assistance 
of Local Emergency Management agencies. These studies provide both a Base Evacuation Time for 
each Evacuation Zone, and an Operational Evacuation Time. The Base Evacuation Time is the worst­
case scenario with 100% of the people in each zone evacuating at the same time. The Operational 
Evacuation Time is based on information from the Regional Planning Councils and Local Emergency 
Management agencies that is specific to their Region, and County. It accounts for the behavior of 
residents, traffic patterns, roadway construction, etc. Based on the current regional evacuation study 
by the Florida Department of Emergency Management and Regional Planning Councils, the 
evacuation time for Lee County's Surge Evacuation Zone A is 10 to 10.5 hours at the time of the order 
of evacuation. 

Evacuation participation is based on several factors including behavioral responses. For example, 
based on the most recent (2017) Southwest Regional Planning Council's evacuation transportation 
model analysis, which includes behavioral assumptions for evacuation responses, the projected 
evacuation participation rates for Lee County Site-Built Homes in Zone A for an Evacuation Level A are 
at 50% and up to 90% for an Evacuation Level E. In comparison, the evacuation participation rates for 
residences in mobile home sites in Zone A is greater, being at 70% for an Evacuation Level A up to 95% 
for an Evacuation Level E. In another study conducted for Northeast Florida Regional Planning Council 
in 2021 entitled "Florida Statewide Regional Evacuation Study Program", the evacuation rate for Lee 
County during Hurricane Irma (2018) was 49%. Provided below are figures from the respective study 
reports illustrating the evacuation rates. 
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Volume 4-9 Southwest Florida Statewide Regional Evacuation Study Program 

Figure III-12: Evacuation Participation Rates: Lee County Site-Built Homes 
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Figure III-13: Evacuation Participation Rates: Lee County Mobile Homes 
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Table 3.7 Evacuation Comparisons by County 

Hurricane County Percent Evacuated 
Event {Surve;tl 

Irma Bay 10% 

Irma Brevard 25% 

Irma Broward 21% 

Irma Charlotte 45% 

Irma Citrus 21% 

Irma Collier 41% 

Irma Duval 19% 

Irma Escambia 5% 

Irma Flagler 27% 

Irma Franklin 30% 

Irma Gulf 74% 

Irma Hernando 27% 

Irma Hillsborough 30% 

Irma Indian River 19% 

Irma Lee 49% 

Irma levy 75% 

Irma Manatee 29% 

Percent Evacuated 
!LBS Data! 

24% 

29% 

27% 

46% 

28% 

50% 

24% 

23% 

23% 

38% 

33% 

25% 

34% 

32% 

45% 

36% 

39% 
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Difference 

14% 

4% 

6% 

2% 

7% 

9% 

5% 

17% 

-4% 

8% 

-41 % 

-2% 

3% 

13% 

-4% 

-39% 

10% 
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This project, as proposed with the potential for additional units, should not have a significant impact 
on the safe evacuation of this area or Lee County in general. 

Provided below is an image of Lee Evacuation Routes and Shelter Locations: 

LEE COUNTY EVACUATION ZONES, ROUTES & EMERGENCY PUBLIC SHELTERS 
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Provided below is an image of State-Approved Evacuation Routes in proximity to the project location: 
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It is understood that as part of the Development Order permitting process with Lee County and in 
accordance with Lee Plan Policy 101.1.4, the Division Director will make the final decision with respect to 
the determination of hurricane shelter and evacuation impacts and the acceptability of the type and 
degree of mitigation offered to address the proposed development. Provided below is a preliminary 
analysis of the potential mitigation costs for addressing the proposed development's impact on shelter 
spaces and evacuation facilities. The analysis is based on the proposed rezoning request parameters, Lee 
County Land Development Code, Section 2-484, and the assumption that 100% of the additional units 
would be occupied and contribute to the evacuation process from the property. 

The analysis below is intended to evaluate the potential additional impact between the existing uses on 
the property and proposed uses. This analysis is based on the difference in residential units between the 
previous 134 mobile-home units and the proposed 391 apartment units with this rezoning request. 

Shelter Mitigation Analysis 

Determine Shelter Spaces Required: 

Net additional residential units= 391 (Proposed) -134 (Existing/Previous) = 257 Units 

• Apartment Units 

U X P = N 
257 Units x 2 = 514 (Total Residents by Apartment Units) 

N x Ssr = Sp(r) 
514 x 0.21 = 107.94 (Shelter Spaces Needed by Apartment Units) 

• Totals for all Residential Units 

Sp(r) + Sp(hu) = Sp x Rfa = Sq(t) 
Total Units 107.94 X 20 = 2,158.8 Square Feet 

Notes: 
O = Number of people per unit 
R = Residents in residence 
N = Number of residents in development 
U = Number of residential units 
Hu= Number of hotel/motel units 
P = Persons per household* 
Rfa = Required square feet of shelter floor area per space (currently 20 square feet per space) 
Sp(r) = Shelter spaces needed by development's residential units 
Sp(hu) = Shelter spaces needed by development's hotel/motel units 
Ssr = Shelter seeking rate (currently 0.21 is used) 
Sq(t) = total square feet of shelter floor area required for the development 
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Mitigation Payment Analysis (in lieu of donation of land or use of a private structure): 

• Costs of Shelter Improvements 
Total Required Square Feet= 2,158.8 Sq(t) 
Shelter Improvement Costs= 2,158.8 x $6.66 per Sq(t) 

Subtotal= $14,377.61 
Emergency Power Costs= Total Shelter Spaces X $20 

Subtotal= 107.94 x $20 = $2,158.80 
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Total Costs of Shelter Improvements -= $16,536.41 - Total Shelter and Evacuation Impact Fee 

Evacuation Facilities Mitigation Analysis 

• Calculate Number of Evacuating Vehicles for all Residential Units: 
U+V=Ev(r) 
U = 257 
V = Number of vehicles per occupied unit; Current= 1.1 
257 (Total Evacuating Vehicles) x 1.1 = 282.7= 283 Evacuation Vehicles 
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Costa I High Hazard: An area of special flood hazard extending from offshore to the inland limit of 
a primary frontal dune along an open coast and any other area subject to high velocity wave action 
from storms or seismic sources. The coastal high hazard area is identified as Zone V on Flood 
Insurance Rate Maps {FIRMs). Special floodplain management requirements apply in V Zones 
including the requirement that all buildings be elevated on piles or columns. 

Coastal Zone A: Area landward of a V Zone, or landward of an open coast without mapped V 
Zones. In a Coastal A Zone, the principal source of flooding will be astronomical tides, storm surges, 
seiches or tsunamis, not riverine flooding. During base flood conditions, the potential for breaking 
wave heights between 1.5 feet and 3.0 feet will exist. 

Evacuation Zone: These are areas that officials may order evacuated during a hurricane. These 
zones are mapped by the National Hurricane Center and indicate areas that could be affected by 
storm surge, storm-driven waves that can inundate a community. Zones in costal Lee County are 
identified from A-E with inland portions of the County not being included in any evacuation zone. 

Limit of Moderate Wave Action (LiMWA): Flood maps in coastal areas may include a line called 
the Limit of Moderate Wave Action (LiMWA}. The LiMWA marks the inland limit of the Coastal A 
Zone- the part of the coastal SFHA referenced by building codes and standards where wave 
heights can be between 1.5 and 3 feet during a base flood event. Past events have shown that 
waves as small as 1.5 feet can cause foundation failure and structural damage to buildings. 

Maximum Envelope of High Water(MEOW): Provides a worst-case basin snapshot for a particular 
storm category, forward trajectory, and initial tide level, incorporating uncertainty in forecast 
landfall location. MEOWs are not storm specific and available to view in the SLOSH display 
program for all operational basins. No single hurricane will produce the regional flooding depicted 
in the MEOWs. Instead, the product is intended to capture the worst-case, high-water value at a 
particular location for hurricane evacuation planning. 

SLOSH: (Sea, Lake, Overland Surges from Hurricanes) model developed by the National Weather 
Services and utilized for emergency management and planning activities. The SLOSH model is a 
computerized model developed by the National Weather Service (NWS} to estimate storm surge 
heights resulting from historical, hypothetical, or predicted hurricanes by considering the 
atmospheric pressure, size, forward speed, and track data. 

Special Hazard Area (SFHA): An area having special flood, mudflow or flood-related erosion 
hazards and shown on a Flood Hazard Boundary Map (FHBM) or a Flood Insurance Rate Map 
{FIRM} Zone A, AO, A1-A30, AE, A99, AH, AR, AR/A, AR/ AE, AR/ AH, AR/ AO, AR/A1-A30, V1-V30, 
VE or V. The SFHA is the area where the National Flood Insurance Program 's (NF/P's) floodplain 
management regulations must be enforced and the area where the mandatory purchase of flood 
insurance applies. 

Stillwater Elevation: Stillwater(SWL) means the flood level not including the effects of waves 
(wave amplitude and wave setup; setup is addressed in a separate Focused Study Group report) 
or tsunamis and including storm surge and astronomic tide. The SWL is a coastal water surface 
resulting from astronomical tides, storm surge, and, depending on the location, other effects such 
as El Nifio effects or seiching. The SWL does not include wave heights and runup. The stillwater 
elevation {SWEL} is the statistical elevation of the SWL relative to a specified datum 
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Zone AE: Flood hazard areas identified on the Flood Insurance Rate Map are identified as a Special 
Flood Hazard Area (SFHA). SFHA are defined as the area that will be inundated by the flood event 
having a 1-percent chance of being equaled or exceeded in any given year. The 1-percent annual 
chance flood is also referred to as the base flood or 100-year flood. The base floodplain where 
base flood elevations are provided. AE Zones are now used on new format FIRMs instead of A1-
A30 Zones. 

Zone VE: Areas along coasts subject to inundation by the 1-percent-annual-chance flood event 
with additional hazards due to storm-induced velocity wave action. BFEs derived from detailed 
hydraulic coastal analyses are shown within these zones. (Zone VE is used on new and revised 
maps in place of Zones V1-V30.} These areas have a 26% chance of flooding over the life of a 30-
year mortgage. Base flood elevations derived from detailed analyses are shown at selected 
intervals within these zones 
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Exhibit M14 - Public Facilities Impacts Analysis 

I. REQUEST 
The contract purchaser for the 19.33+/- acre subject property, Flournoy Development Group 
("Applicant"), is requesting a Comprehensive Plan Amendment for one change to Lee County's 
Comprehensive Plan: 

1. Amend Map 1-A - Future Land Use - from Central Urban to the Intensive Development 
Future Land Use Category (FLUC). 

Additionally, there is a companion zoning action (DCl2023-00049) to rezone the property from MHC-
2 to Residential Planned Development (RPO) and a Bonus Density application. The development 
program is for 391 multifamily apartments where 255 units are derived from base density and 136 
from bonus density. The property is within the Coastal High Hazard Area which restricts the option 
of using bonus; therefore, the requested use of the bonus density will be for site-built affordable 
housing at 140% AMI. 

Comprehensive Plan Amendment (Maps) 
The impacts of the requested amendments are compared to the existing by-right entitlements per 
the _future land use designations. The density permitted for the development area is consistent 
between the current and proposed land use category at up to 22 units per acre. 

The uses between the two land use categories both allow for intense uses. The Central Urban FLUC 
encourages uses that can best be characterized as the "urban core" of the County. These areas are 
already the most heavily settled and have, or will have, the greatest range and highest levels of 
public services. Residential, commercial, public and quasi-public, and limited light industrial land 
uses will continue to predominate in the Central Urban future land use category. The Intensive 
Development FLUC is also to be located along major arterial roads and similarly the available and 
potential levels of public services in both these areas are suited to accommodate high densities and 
intensities. However, in the Intensive Development category mixed use developments of high­
density residential , commercial, limited light industrial, and office uses are encouraged. 

CURRENT Acreage 
FUTURE LAND USE 

Central Urban 19.33 less 1.16 natural 
waterways= 

18.17+/- developable 

PROPOSED Acreage 
FUTURE LAND USE 

Intensive 19.33 less 1.16 natural 
Development waterways= 

18.17+/- developable 

Density Residential Units 

10 du/acre (base) 182 (base) 
4du/acre (bonus) 91 (bonus) 

= 273 du 

Density Residential Units 

14 du/acre (base) 255 (base 
8 du/acre (bonus) 145 (bonus) 

= 400 du 

Public Facilities Impacts Analysis 
ROYAL PALM MULTIFAMILY CPA 

Page 1 of 4 



Potable Water 
The entirety of the subject property is in the Lee County Utilities Future Water Service Area which is 
demonstrated in Lee Plan Map 4-A. The requested residential density is currently permissible within 
the existing General Interchange FLUG. The request for utility availability assumed full development 
of the residential. 

Per Lee Plan Policy 95.1.3, an average treatment and disposal capacity of 250 gallons per day per 
Equivalent Residential Connection (ERC) is required. The 2022 Lee County Concurrency Report 
indicates that Potable Water is available at a capacity of 319 gallons per day per ERC which exceeds 
the required LOS. Per Lee County Utilities, sewer capacity is available at the prescribed LOS rate. 

A Letter of Availability has been obtained from Lee County Utilities confirming the property will be 
served by the Corkscrew Water Treatment Plant and capacity is available for the residential density 
proposed for the subject property which is as follows: 

RESIDENTIAL 
Existing Maximum Residential per General Interchange FLUG 
391 ERC X 250 GPO= 97,750 GPO 

Proposed Impact of Residential within Intensive Development 
391 ERC X 250 GPO= 97,750 GPO 

Sanitary Sewer 
The subject property is within the Lee County Utilities Future Sewer Service Area which is 
demonstrated in Lee Plan Map 4-8. 

Per Lee Plan Policy 95.1.3, an average treatment and disposal capacity of 200 gallons per day per 
Equivalent Residential Connection (ERC) is required. The 2023 Lee County Concurrency Report 
indicates that Sanitary Sewer is available at a capacity of 141 gallons per day per ERC; which 
exceeds the required LOS. A Letter of Availability is pending from Lee County Utilities confirming the 
property will be served by the Gateway Water Treatment Plant and capacity is available for the 
residential density proposed for the subject property. 

RESIDENTIAL 
Existing Maximum Residential per General Interchange FLUG 
391 ERC X 200 GPO = 78,200 GPO 

Proposed Impact of Residential within Intensive Development and the Mixed-use Overlay 
391 ERC X 200 GPO = 78,200 GPO 

Solid Waste 
Per the letter received from Lee County Solid Waste on November 15, 2023, The Lee County Solid 
Waste Department is capable of providing solid waste collection service for the proposed 391 multi 
family dwelling units located on the southwest corner of Old Gladius Road and US Highway 41 
through our franchised hauling contractors. Disposal of the solid waste from this development will be 
accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional Landfill. 
Plans have been made, allowing for growth, to maintain long-term disposal capacity at these 
facilities. 

• LOS Standard = 7 lbs/day/capita OR 990,405 tons/year 
• Current Capacity= 7.6 lbs/day/capita OR 1,134,667 tons/year 

l~\ f1 Public Facilities Impacts Analysis 
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Parks, Recreation, and Open Space 
The non-regulatory standards described in Policy 95.1.3(6)(a & b) require six (6) acres of developed 
regional park land open for public use per 1,000 total seasonal county population for all of Lee County 
and 0.8 acres of developed community park land open for public use per 1,000 unincorporated Lee 
County permanent population. 

According to the Letter of Service availability received on November 15, 2023, in April 2014, the Lee 
County Board of County Commissioners adopted a comprehensive plan amendment eliminating 
concurrency requirements for transportation and parks and moved both from regulatory to non­
regulatory standards. Considering this, we do not have the authority to deny your request based on 
parks service availability. 

The below numbers represent the current required and available acreages for regional and 
community park land as set forth by the requirements of Policy 95.1.3 in the Lee Plan. The 
Department's available capacity meets the current adopted level-of-service standard and is projected 
to meet the adopted level-of-service standard for at least the next five years. 

• Required Capacity - 5,538 acres of regional parks and 295 acres of community parks 
• Available Capacity - 7,066 acres of regional parks and 832 acres of community parks 

Regional Parks Level of Service: 
867,000 [seasonal county population] X (6 acres/1,000 population) = 5,202 acres 

The 2022 Lee County Concurrency Report indicates that there is a total required 5,202 acres of 
regional parks and that the available capacity lists 7,051 acres of regional parks therefore there is 
available capacity to meet the adopted LOS standard. 

Additionally, the 2022 Concurrency Report states that the existing inventory meets the regional park 
level-of-service standard in the County for the year 2019 and will continue to do so at least through 
the next five years of the capital improvement plan (CIP). 

Community Parks Level of Service 
361 ,315 [permanent unincorporated county population] X (0.8 acres/1,000 population) = 295 
Acres 

The 2020 Lee County Concurrency Report indicates that there is a total required 295 acres of 
community parks and that the available capacity lists 832 acres of community parks therefore there 
is available capacity to meet the adopted LOS standard. 

Additionally, the 2020 Concurrency Report states that the existing inventory meets the regional park 
level-of-service standard in the County for the year 2019 and will continue to do so at least through 
the next five years of the capital improvement plan (CIP). 

Public Schools 
The subject property is located within the School District of Lee County's South Zone. The letter of 
capacity from the district has been received on November 16, 2023 and states, "The Concurrency 
Analysis attached, displays the impact of this development. Capacity is an issue within the 
Concurrency Service Area (CSA) at the elementary school level, however, capacity is available in 
the adjacent CSA." 

Public Facilities Impacts Analysis 
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Fire 
A letter of Availability received from the South Trail Fire Control and Rescue District Station #62, 
located at 13500 Sophomore Lane, confirms that the station is available to provide fire suppression 
and non-transport ALS emergency medical services to the parcels in the development given the 
proposed density and intensity. 

Sheriff 
A letter of Availability dated November 16, 2023, states, "This Agency evaluated your rezoning 
request solely on its ability to provide law enforcement service to the development. Based on that 
criterion, we do not object to the proposed development. Law enforcement services will be provided 
from our Central District offices in Fort Myers. As this development builds out, we will factor its impact 
into our annual manpower review and make adjustments accordingly. At the time of application for 
new development orders or building permits, the applicant shall provide a Crime Prevention Through 
Environmental Design (CPTED) report done by the applicant and given to the Lee County Sheriff's 
Office for review and comments. Please contact Crime Prevention Practitioner Tiffany Wood at (239) 
477-1885 with any questions regarding the CPTED study." 

EMS 
A letter of Availability dated November 16, 2023, states, "Lee County Emergency Medical Services 
is the primary EMS transport agency responsible for coverage at the location you have provided. 
There is one ambulance located 1.6 miles east. A second location is 2.3 miles west. 

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

Surface Water/Drainage Basins 
The non-regulatory standards described in Policy 95.1.3(4)(c) require new development to be 
designed to South Florida Water Management District (SFWMD) standards to detain or retain excess 
stormwater to match the predevelopment discharge rate for the 25-year, 3-day storm event. 
Additionally, it requires that the stormwater system must prevent the flooding of designated 
evacuation routes on the Lee Plan Map 15 from the 25-year, 3-day storm event for more than 24 
hours. The proposed map amendment and concurrent residential planned development will be 
consistent with the requirements of Lee Plan Policy 95.1.3 (including Map 3-J) as an ERP permit is 
required to be obtained for the proposed development prior to construction commencement. 

On the next page is a proposed surface water management plan: 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

January 31 , 2024 

Mr. Fred Drovdlic 
RVi Planning+ Landscape Architecture 
1514 Broadway A venue 
Fort Myers, FL 33901 

RE: Royal Palm Multi-Family 
DCI2023-00049 & CPA2023-00011 

Dear Mr. Drovdlic: 

2726 OAK RJDGE COURT, SUITE 503 
FORT MYERS, FL 33901-9356 

OFFlCE 239.27B.3090 
FAX 239.27B.1906 

TRAFAC ENGINEERJNG 
TRANSPORTATION PLANNJNG 

SIGNAL SYSTEMS/DESIGN 

TR Transportation Consultants, Inc. has reviewed the Traffic Impact Statement (TIS) 
comments issued by the Lee County Department of Community Development regarding 
the above project. The comments and TR Transportation's response to those comments 
are listed below for reference. 

Rezoning Analysis DCl2023-00049 

Table 6A needs revision. The Peak Hour Peak Season Peak Direction 
Traffic Count for US 41 (S. of Six Mile and S. of Island Park Rd.) is not 
consistent with the 2022 Lee County Public Facilities Level of Services 
and Concurrency Report. 

Table 6A was revised to reflect the correct value for this segment of U.S. 41 south of Six 
Mile Cypress Parkway. The revised table and a revised Figure 3 illustrating the Level of 
Service analysis is attached to this response. U.S. 41 remains at a LOS "F" south of Six 
Mile Cypress Parkway in 2028 both with and without the project. 

As the project generates between 100 and 300 peak-hour trips, 
information regarding the level of Service of all the site accesses and all 
intersections within one-quarter of a mile area must be provided. 

Attached to this response is a drawing indicating the intersections that are within ¼ mile 
of the site access drive on Old Gladiolus Drive. The only intersections are along U.S. 41 
and include the site access drive and the two signalized intersections of Six Mile Cypress 
Parkway and Jamacia Bay Boulevard. The project is not projected to add any turning 
movements to the intersection of Jamacia Bay Boulevard so an analysis of this 
intersection would not provide any useful information as the only movements impacted 
would be the northbound and southbound through movements along U.S. 41. The project 
would only be adding approximately thirty (30) trips to the through movement at the 
Jamica Bay Boulevard intersection at U.S. 41. U.S. 41 currently carries approximately 
2,500 cars in the peak direction during the peak hour on a typical weekday (4,800 
vehicles in both directions). Therefore, the project would only be impacting the peak 
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DCI2023-00049 & CPA2023-00011 
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directional volume by just over 1 % of the total peak hour volume on U.S. 41, which is an 
insignificant increase. 

Likewise, the project will have an insignificant impact to the intersection of U.S. 41 at the 
Six Mile Cypress Parkway intersection, one of the busiest intersections during the peak 
hours in Lee County. This project is anticipated to add approximately 96 vehicles in the 
peak hour to this intersection (see attached Figure 2). During a typical weekday peak 
hour, this intersection will accommodate over 7,500 vehicles. Therefore, this project will 
only impact this intersection by less than 1.3%. Evaluation of this signalized intersection 
will not provide any appreciable information. This intersection is already functioning 
over capacity and has been studied by FDOT an Lee County for future improvements, 
including a grade-separation. 

An analysis of the site access drive intersection with U.S. 41 is attached to this response 
for information. It should be noted that the applicant is in the permitting process with the 
Florida Department of Transportation for the access drive connection to U.S. 41 and they 
did not request any intersection analysis along U.S. 41 to the north and south of this 
access drive connection. 

Comprehensive Plan Amendment TIS Comments (CP A2023-00011) 

Tables IA and 3A require revision, as the LOS standard for Winkler Rd. 
(North of College Pkwy) appears inaccurate. Additionally, kindly make 
any necessary updates in the Transportation Impact Study (TIS) to reflect 
this change. 

These tables were revised to reflect the correct 2-lane service volume for this segment of 
Winkler Road. It did not change the analysis results for either the Short Term analysis or 
the 2045 analysis. Both the Short Term analysis and 2045 analysis spreadsheets are also 
attached to this response for reference. 

Table 2A also requires revision, specifically concerning the accuracy of 
the K-factor and D-factor for most segments. Please refer to the Lee 
County Traffic Count Report and the Florida Traffic Online Webpage for 
accurate information. Furthermore, the estimation of Peak Hour Peak 
Directional Project Traffic should be based on the peak directional count 
(133) generated from the development. 

The data in Table 2A for Gladiolus Drive was changed based on K-100 and D-factor data 
from the Lee County Permanent County Station #46 (Gladiolus Drive W. of US 41). Six 
Mile Cypress Parkway was changed based on the K-100 and D-factor data from Lee 
County Permanent County Station #18 (Six Mile Cypress Parkway north of Winkler 
Road). Winkler Road was changed based on the K-100 and D-factor data from Lee 
County Permanent County Station #37 (McGregor Boulevard south of Pine Ridge Road) 
based on PCS references from previous Lee County Traffic Count reports for Winkler 
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Road. The analysis was also changed to reflect the impacts based on the peak directional 
count being generated from the project (133 trips). None of these changes impacted the 
Level of Service on the roadway segments as previously reported. 

A copy of the revised Table 2A is attached to this response for reference. Copies of the 
PCS data from the referenced Lee County PCS stations are also attached illustrating the 
K-100 and D-factors. 

If you have any additional questions, please do not hesitate to contact us. 

Sincerely, 
-----=; - - -- '1 

-,:1_.-~ I. /(l~---f__ 
I • --

Ted B. Treesh, PTP 
President 

Attachments 
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General Information Site Information 

Analyst tbt Intersection US 41/Site Access 

Agency/Co. TR Transportation Cons. Jurisdiction FDOT 

Date Performed 12/6/2023 East/West Street Site Access 

Analysis Year 2028 North/South Street US41 

Time Analyzed AM Peak Build-out Peak Hour Factor 0.93 

Intersection Orientation North-South Analysis Time Period (hrs) 0.25 

Project Description Royal Palm MF 

Lanes 

J -4 l .I. +._ I. lt 

J L 
-4 ~ 

-+ +-

~ >-- t-
~ .,.. 
• • 

o i 1 .,.., t fr 
Major Street North-South 

Vehicle Volumes and Adjustments 

Approach Eastbound Westbound Northbound Southbound 

Movement u L T R u L T R u L T R u L T R 

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6 

Number of Lanes 0 0 1 0 0 0 0 0 3 0 0 0 3 0 

Configuration R T T TR 

Volume (veh/h) 31 2563 2683 15 

Percent Heavy Vehides (%) 0 

Proportion nme Blocked 

Percent Grade (%) 0 

Right Turn Channelized No 

Median Type I Storage Left+ Thru 1 

Critical and Follow-up Headways 

Base Critical Headway (sec) 

Critical Headway (sec) 

Base Follow-Up Headway (sec) 

Follow-Up Headway (sec) 

Delay, Queue Length, and Level of Service 

Flow Rate, v (veh/h) 

Capacity, c (veh/h) 

v/c Ratio 

95% Queue Length, a., (veh) 

Control Delay (s/veh) 

Level of Service (LOS) 

Approach Delay (s/veh) 54.6 

Approach LOS F 
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General Information 

Analyst tbt 

Agency/Co. TR Transportation Cons. 

Date Performed 12/6/2023 

Analysis Year 2028 

nme Analyzed PM Peak Build-out 

Intersection Orientation North-South 

Proj ect Description Royal Palm MF 

lanes 

Vehicle Volumes and Adjustments 

Approach Eastbound 

Movement u L T 

Priority 10 11 

Number of Lanes 0 0 

Configuration 

Volume (veh/h) 

Percent Heavy Vehicles (%) 

Proportion Time Blocked 

Percent Grade (%) 0 

Right Turn Channelized No 

Median Type I Storage 

Critical and Follow-up Headways 

Base Critical Headway (sec) 

Critical Headway (sec) 

Base Follow-Up Headway (sec) 

Follow-Up Headway (sec) 

Delay, Queue Length, and Level of Service 

Flow Rate, v (veh/ h) 

Capacity, c (veh/h) 

V/C Ratio 

95% Queue Length, Q•s (veh) 

Control Delay (s/veh) 

Level of Service (LOS) 

Approach Delay (s/veh) 81.7 

Approach LOS F 
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Site Information 

Intersection US 41 /Site Access 

Jurisdiction FOOT 

East/West Street Site Access 

North/South Street us 41 

Peak Hour Factor 0.93 

Analysis Time Period (hrs) 0.25 
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TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2045 LONG RANGE TRANSPORTATION ANALYSIS - ROYAL PALM VILLAGE 
Revised 1-30-2024 

GENERALIZED SERVICE VOLUMES 

2041 E + C NETWORK LANES LOSA LOSB LOSC LOSO LOSE 

ROADWAY ROADWAY SEGMENT # Lanea Ro1dW11~ Oe•lgn1tlon VOLUME VOLUME VOLUME VOLUME VOLUME 

GJadfolus Drive w . oreass Rd •LO Arterial 0 250 1,840 1,960 1,960 

W or Winkler Rd. 6LD Arterial 0 400 2,840 2,940 2,940 

W of Summer1in Rd 6LO Arterial 0 400 2,840 2,940 2,940 

w orUS41 6LO Arterial 0 400 2,840 2,940 2,940 

Six Mile Cypress Pkwy w or Metro Pkwy •LO Controlled Access Facility 0 270 1,970 2,100 [I100 
S. of Daniels Pkwy •LO Controlled Access Fac,lity 0 270 1,970 2,100 2,100 

N. or Daniels Pkwy 4LO Controlled Acus, Facility 0 270 1,970 2,100 2,100 

US41 N. or College Pkwy 6LO Arterial 0 0 2,940 ,,. [,. s. or College Pkwy 6LO Arterial 0 0 2,940 3,020 3,020 

S. oroaniels Pkwy 6LD Merial 0 0 2,940 3,020 3,020 

$. of Six Mile Cypress 6LD Merial 0 0 2,940 3,020 3,020 

S. oflsland Pall< Rd. 6LO Arterial 0 0 2,940 3,020 3,020 

S, orAlic:o Rd 6LO Arterial 0 0 2,940 3,020 3,020 

Metro Pkwy/Michael Rippe N. of Daniel• Pkwy 6LO Arterial 0 0 2,940 3,020 r::020 

S. or Daniels Pkwy 6LD Arterial 0 0 2,940 3,020 3,020 

N. of Alico Rd 6LD Ar1erial 0 0 2,940 3,020 

SummerilnRd W of Bass Rd 6LO Controllea Access Facility 0 430 3,050 3,180 3,180 

W. of Winkler Rd 6LD Controlled Acu,s Facility 0 430 3,050 3,180 3,180 

W of Gladiolus Dr 6LD Conlroilea Access Faclllty 0 430 3,050 3,180 3,180 

S, or Cypress Lake Dr •LO Controlled Access Facility 0 270 1,970 2,100 2,100 

S. of College Pkwy 6LD Controlled Acuss Facility 0 430 3,050 3,180 3,180 

N. of Collega Pkwy 6LD Controlled Acuss Facillly 0 430 3,050 3,180 

Winkler Rd. S, or Summeriin Rd 2LN Merial 0 140 800 860 860 

N, or Summeriin Rd •LN Arterial 0 250 1,840 1,960 1,960 

N. of Gladiolus Dr. 2LN Arterial 0 140 800 860 860 

N, of Cypress Lake Or. •LO Arterial 0 250 1,840 1,960 1,960 

N. or College Pkwy 2LN Arterial 0 140 800 860 860 

Cypress Lake/Daniels Pkwy w of Winkler Rd •LO Arterial 0 250 1,840 1,960 1,960 

w or Summer1in Rd. •LO Ar1erial 0 250 1,840 1,960 1,960 

w. or u.s •1 6LD Controlled Acuss Fae<lity 0 430 3,050 3,180 3,180 

W of Metro Pkwy 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

W of Six Mile Cypress Pkwy 6LO Controlled Acuss Facility 0 430 3,050 3,180 3,180 

E. of Six Mile Cypress Pkwy 6LD Controlled ACGess Facmty 0 430 3,050 3,180 3,180 

Alico Road E.of US 41 6LD Arterial 0 400 2,840 2,940 ~ 

LJ -Denotes the LOS Standard for each roadway segment 

• Level of Service Thresholds for Lee County roadways were taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016) 

• Level of Service Thresholds for State mantained roadways were taken from F DOT's Generalized Peak Hour Directional Volumes for Florida's Urbanized Areas Table 7. 



TABLE 2A 
2045 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

ROYAL PALM VILLAGE 
Revised 1-30-2024 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 173 VPH IN= 40 OUT= 133 

2045 2045 BACKGROUND PLUS PROJ 
2045 AADT 100TH HIGHEST PM PKHR PK HR PEAK DIRECTION PROJECT PKDIR PEAK DIRECTION 

FSUTMS COUNTY PCS/ BACKGROUND K-100 HOUR PK DIR D PEAK TRAFFIC VOLUMES & LOS TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS 
ROADWAY RO!DWAY §E!;iMENT AADT FDOT§IT!;# ~ fA£TIIB 2-WAYVOLUME FACTOR DIRECTION VOLUME ' LOS DIST. ~ VOLUME ~ 
Gladiolus Drive W. of Bass Rd. 32,113 46 32,113 0.088 2,826 0.58 WEST 1,639 C 3% 4 1,643 C 

W. of Winkler Rd. 38,658 46 38,658 0 088 3,402 0.58 WEST 1,973 C 5% 7 1,980 C 
W. of Summertin Rd. 35,076 46 35,076 0.088 3,087 0.58 WEST 1,790 C 5% 7 1,797 C 
W. ofUS41 59,546 46 59,546 0.088 5,240 058 WEST 3,039 F 20% 27 3,066 F 

Six Mile Cypress Pkwy W. of Metro Pkwy 30,497 18 30,497 0090 2,745 0.61 WEST 1,674 C 30% 40 1,714 C 
S. of Daniels Pkwy 29,968 18 29,968 0.090 2,697 0.61 WEST 1,645 C 10% 13 1,658 C 
N. of Daniels Pkwy 17,392 18 17,392 0.090 1,565 0.61 WEST 955 C 2% 3 958 C 

US41 N. of College Pkwy 48,751 109 48,751 0.091 4,436 0.54 NORTH 2,395 C 8% 11 2,406 C 
S. of College Pkwy 61,014 109 61,014 0.091 5,552 0.54 NORTH 2,998 D 10% 13 3,011 D 
S. of Daniels Pkwy 56,815 109 56,815 0.091 5,170 0.54 NORTH 2,792 C 30% 40 2,832 C 
S. of Six Mile Cypress 62,085 109 62,085 0.091 5,650 0.54 NORTH 3,051 F 40% 53 3,104 F 
S of Island Par1< Rd. 61,372 109 61,372 0.091 5,585 0.54 NORTH 3,016 D 25% 33 3,049 F 
S. of Alico Rd 50,161 109 50,161 0.091 4,565 0.54 NORTH 2,465 C 10% 13 2,478 C 

Metro Pkwy/Michael Rippe N of Daniels Pkwy 34,301 3809 34,301 0.109 3,739 0.51 NORTH 1,907 C 10% 13 1,920 C 
S. of Daniels Pkwy 36,804 3809 36,804 0.109 4,012 0.51 NORTH 2,046 C 20% 27 2,073 C 
N. of Alico Rd. 29,648 3809 29,648 0 109 3,232 0.51 NORTH 1,648 C 0% 0 1,648 C 

Summerlin Rd, W. of Bass Rd. 43,033 47 43,033 0.108 4,648 0.61 NORTH 2,835 C 2% 3 2,838 C 
W. of Winkler Rd 41,924 47 41 ,924 0.108 4,528 0.61 NORTH 2,762 C 5% 7 2,769 C 
W. of Gladiolus Dr 46,095 47 46,095 0.108 4,978 0.61 NORTH 3,037 C 10% 13 3,050 D 
S of Cypress Lake Dr 28,644 47 28,644 0 108 3,094 0.61 NORTH 1,887 C 0% 0 1,887 C 
S. of College Pkwy 33,180 47 33,180 0.108 3,583 0.61 NORTH 2,186 C 2% 3 2,189 C 
N. of College Pkwy 46,696 47 46,696 0,108 5,043 0.61 NORTH 3,076 D 0% 0 3,076 D 

Winkler Rd. S of Summertin Rd. 15,903 37 15,903 0.089 1,415 0.57 SOUTH 807 D 0% 0 807 D 
N. of Summerlin Rd. 8,326 37 8,326 0,089 741 0.57 SOUTH 422 C 1% 1 423 C 
N. of Gladiolus Dr. 13,716 37 13,716 0,089 1,221 0.57 SOUTH 696 C 1% 1 697 C 
N. of Cypress Lake Dr. 21,996 37 21,996 0.089 1,958 0.57 SOUTH 1,116 C 0% 0 1,116 C 
N. of College Pkwy 5,535 37 5,535 0.089 493 0.57 SOUTH 281 C 0% 0 281 C 

Cypress Lake/Daniels Pkwy W. of Winkler Rd. 23,695 82 23,695 0.095 2,251 0.53 WEST 1,193 C 5% 7 1,200 C 
W. of Summerlin Rd. 42,282 82 42,282 0.095 4,017 0.53 WEST 2,129 F 6% 8 2,137 F 
W.ofU.S.41 43,755 82 43,755 0,095 4,157 0.53 WEST 2,203 C 10% 13 2,216 C 
W. of Metro Pkwy 57,305 30 57,305 0 092 5,272 0.51 WEST 2,689 C 5% 7 2,696 C 
W. of Six Mile Cypress Pkwy 56,316 30 56,316 0 092 5,181 0.51 WEST 2,642 C 3% 4 2,646 C 
E. of Six Mile Cypress Pkwy 78,589 30 78,589 0.092 7,230 0.51 WEST 3,687 F 8% 11 3,698 F 

Alico Road E. of U.S. 41 33,454 10 33,454 0.092 3,078 0,63 EAST 1,631 C 15% 20 1,651 C 

1 The 2045 Pk Hr Pk Direction Traffic Volumes were calculated by adjusting 1he 2045 AADT volumes obtained from the adopted FSUTMS model by the appropria1e Kand D factors. 
• The K-100 and D factors for County mantained roadways were obtained from 2022 Lee County Traffic Count Report 



TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

ROYAL PALM VILLAGE 
Revised 1-30-2024 

GENERALIZED SERVICE VOLUMES 

LOSA LOSS LOSC LOSO LOSE 

ROADWAY ROADWAY SEGMENT #LANES ROADWAY DESIGNATION VOLUME VOLUME VOLUME VOLUME VOLUME 

Gladiolus Drive W. of Bass Rd. 4LD Arterial 0 250 1,840 1,960 1,960 

W. of Winkler Rd. 6LD Arterial 0 400 2,840 2,940 2,940 

W. of Summerlin Rd. 6LD Arterial 0 400 2,840 2,940 2 ,940 

W. ofUS41 6LD Arterial 0 400 2,840 2,940 2,940 

Six Mile Cypress Pkwy W. of Metro Pkwy 4LD Controlled Access Facility o· 270 1,970 2,100 ~100 
S. of Daniels Pkwy 4LD Controlled Access Facility 0 270 1,970 2,100 2,100 

N. of Daniels Pkwy 4LD Controlled Access Facility 0 270 1,970 2,100 2,100 

us 41 N. of College Pkwy 6LD Arterial 0 0 2,940 3,020 3,020 

S. of College Pkwy 6LD Arterial 0 0 2,940 3,020 3,020 

S. of Daniels Pkwy 6LD Arterial 0 0 2,940 3,020 3,020 

S. of Six Mile Cypress 6LD Arterial 0 0 2,940 3,020 3,020 

S. of Island Park Rd. GLD Arterial 0 0 2,940 3,020 3,020 

S. of Alica Rd. 6LD Arterial 0 0 2,940 3,020 3,020 

Metro Pkwy/Michael Rippe N. of Daniels Pkwy GLD Arterial 0 0 2,940 ,.02, G''° S. of Daniels Pkwy 6LD Arterial 0 0 2,940 3,020 3,020 

N. of Alica Rd. 6LD Arterial 0 0 2,940 3.020 3,020 

Summerlin Rd. W. of Bass Rd. 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

w. of Winkler Rd. 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

W. of Gladiolus Dr. 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

S. of Cypress lake Dr. 4LD Controlled Access Facility 0 270 1,970 2,100 2,100 

S. of College Pkwy 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

N. of College Pkwy 6LD Controlled Access Facility 0 430 3,050 3,180 3,180 

Winkler Rd. S. of Summerlin Rd. 2LN Arterial 0 140 800 860 860 

N. of Summerlin Rd. 4LN Arterial 0 250 1,840 1,960 1,960 

N. of Gladiolus Dr. 2LN Arterial 0 140 800 860 860 

N. of Cypress Lake Dr. 4LD Arterial 0 250 1,840 1,960 1,960 

N. of College Pkwy 2LN Arterial 0 140 800 860 860 



TOTAL PROJECT TRAFFIC AM= 

TOTAL PROJECT TRAFFIC PM • 

ROADWAY 

Gladiolus Or11JB 

Six Mile Cypress Pkwy 

US 41 

Molto Pkwy/Michaol Rippe 

Summenln Rd 

Winkler Rd 

Cypress Lake/Daniels Pkwy 

Alico Road 

173 

164 

ROADWAY SEGMENT 

w. or Bass Rd 

W. of Winkler Rd. 

W. of Summer1in Rd 

W. of US 41 

W. of Metro Pkwy 

S, of Daniels Pkwy 

N of Daniels Pkwy 

N. of College Pkwy 

S. of College Pkwy 

S of Daniels Pkwy 

S of Six Mile Cypress 

S of l&land Park Rd 

S. of Alico Rd 

N. of Daniels Pkwy 

S. of Daniels Pkwy 

N. of Alloo Rd 

W. or Bass Rd 

W. of Winkler Rd 

W. of Gladiolus Dr 

S or Cypress Lake Dr 

S of College Pkwy 

N. of College Pkwy 

S or Summer1fn Rd 

N of Summerlin Rd 

N. of Gladiolus Or. 

N, or Cypress Lake Or 

N, of College Pkwy 

W. or WinkJer Rd 

w. or Summer1in Rd 

w. or u.s 41 

W, of Metro Pkwy 

W. or Six Mile Cypress Pkwy 

E of Six Mile Cypress Pkwy 

E of US 41 

TABLE4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

ROYAL PALM VILLAGE 

VPH 

VPH 

IN = 

IN= 

LCDOT PCS OR BASE YR 

FOOT SITE # AP! 
73 22600 

73 22600 

73 22600 

73 

30 

30 

30 

109 

109 

109 

109 

109 

109 

3809 

3809 

3609 

47 

47 

47 

47 

47 

35 

39 

39 

39 

39 

39 

BZ 

82 

82 

30 

30 

30 

10 

42000 

36,500 

30,600 

20,200 

SB,000 

36,500 

36,500 

65,500 

53,000 

50,000 

21,641 

23,000 

23,500 

31,800 

31,800 

31,800 

22,800 

22,800 

31,500 

6,400 

6,400 

45,200 

45,200 

•5,200 

29,000 

29,000 

29,000 

29,000 

29,000 

29,000 

25,223 

40 

100 

2021 

~ 
23000 

23000 

23000 

46500 

40,000 

32,500 

23,500 

71,500 

40,000 

•0,000 

71,000 

60,000 

62,500 

25,000 

25,000 

33,500 

38,700 

36,700 

38,700 

24,700 

24,700 

31,500 

8,200 

6,200 

45,000 

•5,000 

45,000 

26,000 

26,000 

26,000 

28,000 

28,000 

28,000 

45,500 

OUT= 

OUT= 

133 

64 

Revised 1-30-2024 

2021 2028 2028 2028 

PK HR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

YRS OF ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PM PROJ + AM PROJ VIC + PM PROJ VIC 

GROWTH. ' RATE PEAK DIR.
2 

VOLUME ~ 8!!!2 IB.AEE1£ .I!!Aflli,_ ~ Y9bl.!M.§ LOS B!!J2 Y9!J.tM.& ~ .ll.!!J2 
7 2.00% 1,149 1,320 C 0.67 3% 4 3 1,32• C O 68 1,323 C 0.57 

7 2.00% 1,149 1,320 C 0.45 5% 7 5 1,326 C O •5 1,325 C 0.45 

7 2.00% 1,149 1,320 C 0.45 5% 7 5 1,326 C 0 •5 1,325 C 0 45 

7 

7 

7 

7 

7 

7 

7 

7 

15 

15 

15 

15 

15 

15 

13 

2 00% 2,221 2,556 c o.67 20% 27 20 2,565 c o 88 2,578 c o.88 

2.00% 

2.00% 

2.19% 

303% 

2.00% 

200% 

200% 

200% 

3.2•% 

2.08% 

200% 

520% 

285% 

285% 

2.85% 

200% 

200% 

2.00% 

2.00% 

200% 

2.00% 

2.00% 

200% 

2.00% 

2.00% 

2.00% 

2.00% 

2.00% 

2 00% 

464% 

1,941 

1,371 

951 

2,598 

2.598 

2,509 

3,171 

3,171 

3,171 

1,184 

1,136 

1,397 

1,928 

1,928 

1,928 

1,530 

1,808 

1,802 

461 

278 

593 

746 

350 

1,419 

1,419 

2,085 

2,288 

2,109 

2,965 

1,171 

2,230 

1,575 

1,100 

3,203 

2,964 

2,882 

3,642 

3,642 

3,964 

1,368 

1,305 

1,991 

2,348 

2,348 

2,348 

1,757 

2,077 

2,070 

530 

317 

681 

857 

402 

1,830 

1,630 

2,395 

2,828 

2 ,423 

3,429 

1,609 

F 

C 

C 

F 

D 

C 

F 

F 

F 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

C 

F 

C 

1.00 

0,75 

0.53 

1 00 

0.99 

0.95 

1.21 

1.21 

1.31 

0.45 

0,•3 

0.88 

0,74 

0.74 

0.74 

0,64 

0,65 

0.65 

0.82 

0.18 

0.79 

0.44 

0.47 

0.83 

083 

0 75 

083 

076 

1 OB 

O 55 

30% 

10% 

2% 

8% 

10% 

30% 

40% 

25% 

10% 

10% 

20% 

0% 

2% 

5% 

10% 

Oo/, 

2% 

0% 

0% 

1% 

1% 

0% 

0% 

5% 

6% 

10% 

5% 

3% 

8% 

15% 

40 

13 

3 

11 

13 

40 

53 

33 

13 

13 

27 

0 

13 

0 

0 

0 

8 

13 

7 

11 

20 

30 

10 

2 

10 

30 

•O 

25 

10 

10 

20 

0 

2 

5 

10 

0 

2 

0 

0 

0 

0 

s 
0 

10 

5 

3 

15 

2,269 

1,568 

1,109 

3,213 

2,998 

2,922 

3,898 

3,676 

3,977 

1,381 

1,332 

1,991 

2,349 

2,353 

2,360 

1,757 

2,079 

2,070 

530 

318 

683 

857 

•02 

1,637 

1,638 

2.•08 

2,635 

2,427 

3,439 

1,629 

F 1 OB 

C 076 

C 053 

F 106 

D 099 

C OW 

F 1 22 

F 1 22 

2,260 

1,585 

1,108 

3,211 

2,994 

2,912 

3,682 

3,667 

1 32 3,974 

C 0 •6 

C 044 

C 066 

C 07• 
C O 7• 
C 0 74 

C 0 84 

C 065 

C 065 

C 062 

C 0.16 

C 079 

C 0 44 

C 047 

C 051 

C 052 

C 076 

C 1 25 

C 078 

F 1 08 

C 055 

1,378 

1.325 

1.991 

2,348 

2,351 

2,356 

1,757 

2,079 

2,070 

530 

318 

682 

857 

402 

1,635 

1,636 

2.405 

2,633 

2,426 

3,437 

1,624 

F 1,08 

C 0.75 

C 053 

F 1,00 

D 0.99 

C 0.96 

F 1.22 

F 1.21 

F 1.32 

C 0.46 

C 0.44 

C 0.66 

C 074 

C 0.74 

C 07• 
C 064 

C 0 85 

C 0.55 

C 082 

C 0.16 

C 079 

C O•• 
C 0 47 

C O 83 

C 083 

C 075 

C 083 

C 076 

F 1 08 

C 055 

1 AGR ror all roadways was calculated based the hlslorical trafric data obtalned rrom the Lee County Traffic Count Repon and Florida Traffic Online webpage. 

2 Current peak hour peak season peak direction traffic volumes for all County roadways were obtained fcom the 2022 Lee County Public Facilitias Level of Servlce and Concurrency Report 



TABLE SA 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

ROYAL PALM VILLAGE 
Revised 1-31-2024 

TOTAL PROJECT TRAFFIC AM = 160 VPH IN= 37 OUT= 123 

TOTAL PROJECT TRAFFIC PM= 153 VPH IN= 93 OUT= 60 

2021 2028 2028 2028 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

LCDOT PCS OR BASE YR 2021 YRS OF ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PM PROJ +AM PROJ V/C + PM PROJ V/C 

ROADWAY ROADWAY SEGMENT FDOTSITE# ADT ADT GRQWIH. 1 
RATE PEAKDIR.2 

~ LOS Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS B!!!Q VOLUME .bQ§ Ratio 

Gladiolus Drive W. of Summenin Rd. 73 22600 23000 7 2.00% 1,149 1,320 C 0.45 5% 6 5 1,326 C 0.45 1,324 C 0.45 

W. of US 41 73 42000 46500 7 2.00% 2,227 2,558 C 0.87 20% 25 19 2,583 C 0.88 2,577 C 0.88 

Six Mile Cypress Pkwy W. of Metro Pkwy 30 38,500 40,000 7 2.00% 1,941 2,230 F 1.00 30% 37 28 2,266 F 1.08 2,257 F 1.07 

S. of Daniels Pkwy 30 30,600 32,500 7 2.00% 1,371 1,575 C 0.75 10% 12 9 1,587 C 0.76 1,584 C 0.75 

US41 S. of Daniels Pkwy 109 36,500 40,000 7 2.00% 2,509 2,882 C 0.95 30% 37 28 2,919 C 0.97 2,910 C 0.96 

S. of Six Mile Cypress 109 65,500 71,000 7 2.00% 3,002 3,448 F 1.14 40% 49 37 3.498 F 1.16 3,486 F 1.15 

S. of Island Park Rd. 109 53,000 60,000 7 2.00% 3.002 3,448 F 1.14 25% 31 23 3.479 F 1.15 3,472 F 1.15 

1 AGR for al roadways was calculated based the hlslorical traffic dala obtained from the Lee County Traffic Count Report and Flor1da Traffic Online webpage. 

2 Current peak hour peak season peak direction traffic volumes for all County roadways were obtained from the 2022 Lee County Public Facilllies Level of Service and Concurrency Report. 



2022 AADT = 

Hour NB SB Total 

0 0.26% 0.19% 0.46% 

1 0.16% 012% 0.30% 

2 0.14% 0.10% 0.24% 

3 0.13% 0.13% 0.26% 

4 0.21% 0.37% 0.56% 

5 0.46% 1.12% 1.59% 

6 1.10% 3.23% 4.35% 

7 2.13% 3.66% 6.02% 

6 2.34% 3.47% 5.62% 

9 269% 2.67% 5.56% 

10 3. 14% 2.92% 6.06% 

11 3.59% 3.13% 6.71% 

12 3.61% 3.36% 7.19% 

13 3 71% 3.38% 7.10% 

14 3.90% 3.33% 7.23% 

15 4.23% 3.04% 7.26% 

16 4.56% 2.89% 7.45% 

17 4.87% 2.66% 7.53% 

16 3.53% 2.46% 5.99% 

19 2.60% 1.85% 4.44% 

20 1.81% 1.37% 3.17% 

21 1.24% 0.96% 2.20% 

22 0.91% 0.63% 1.53% 

23 0.61% 0.34% 0.95% 

PCS 18 - Six Mile Cypress Pkwy north of Winkler Rd 
20,700 VPD 

Month of Year Fraction 

January 1.03 

February 1.1 

March 1.06 

April 1.02 

May 0.95 

June 0.92 

Directional 

Factor 

AM I 0.75 I SB 

PM I 0.61 I NB 

Hour of Day 

8.00% I l-=1 7.00% · · -

600% J- -, -
soo% · IJ 
::~~: I -j- i -
2.00% · 

July 0.9 
1.00% 

August 0.95 0.00% ~ --..,. _ _.-:_.__._~_._-" 
September 0.91 1 2 3 4 5 6 7 8 9 10 1112 13 1415 16 17 18 19 20 2122 23 24 

October 1.03 · 

November 1.04 -+-NB - SB ,.... Tota l 

December 1.02 

Month of Year 
Day of Weak Fraction Dnlgn Hour Volume 1.5 --- --

Sunday 0.71 # Volume Factor 1.3 ,------ - ·-
Monday 1.04 

Tuesday 1.1 

Wednesday 1. 1 

Thursday 1.06 

5 2134 0.103 

10 2081 0.101 

20 2000 0.097 

30 1961 0.095 

1.1 rr---~ 
0.9 I -
0.7 

• ~ 
ii • 

Friday 1.12 50 1917 0.093 0.5 
Saturday 0.87 100 1868 0.090 

150 1837 0.089 

200 1812 0.088 

~~ ~"' ~<5' Q ... ~ ~'l,4., ,:f''l, ... ~""' oY,.,'- :Qe' :fl :Q'C' :Qrt-
~.;, :Q'.;, ~'l, ~ ~ ..,_.;,"' q,~ r'}O fl,~ fl,~ 

',<?; ,,fl, ' ~~ 0 0.:, eC , se ~ Q 



2022 AADT= 

Hour NB SB Total 

0 0.69% 0.35% 1.04% 

1 0.35% 0.22% 0.57% 

2 0.22% 0 .16% 0.38% 

3 0. 18% 0.13% 0.31% 

4 0. 13% 0.19% 0.31% 

5 020% 0.50% 0.71% 

6 0.46% 1.42% 1.89% 

7 1.08% 2.72% 3.81% 

8 1.71% 3.61% 5.32% 

9 204% 3.96% 6.00% 

10 249% 3.87% 6.36% 

11 2.92% 3.87% 6.80% 

12 3.22% 3.85% 7.08% 

13 3.47% 371% 7.17% 

14 3.70% 3.54% 7.23% 

15 4.08% 3.41% 7.49% 

16 4.33% 3.28% 7.62% 

17 4.27% 2.99% 7.27% 

18 3.65% 2.71% 6.35% 

19 2.81% 2.18% 4.99% 

20 2.17% 1.66% 3.83% 

21 1.85% 1.27% 3.12% 

22 1.53% 0.97% 2.50% 

23 1.21% 0.65% 1.86% 

PCS 37 - McGregor Blvd south of Pine Ridge Rd 
28,100 VPD 

Month of Year Fraction 

January 1.07 

February 1.15 

March 1 17 

April 1 12 

May 1.02 

June 0.97 

July 0.98 

August 0.94 

September 0.9 

October 0.84 

November 0.84 

December 0.65 

Day of Week Fraction 

Sunday 0.82 

Monday 1.01 

Tuesday 1.04 

Wednesday 1.06 

Thursday 1.04 

Friday 1.08 

Saturday 0.96 

Dlrectlonal 

Factor 

AM I 0.75 I SB 

PM I 0.57 I NB 

DNlgn Hour Volume 

# Volume Factor 

5 2649 0.094 

10 2615 0.093 

20 2587 0.092 

30 2575 0.092 

50 2547 0.091 

100 2493 0.089 

150 2457 0.087 

200 2434 0.087 

Hour of Day 
10.00% 

8.00% 

6.00% 

4.00% 

2.00% 

0.00% ~---::..-ir-

1.5 

1.3 

1.1 

0.9 

0.7 

0.5 

1 2 3 4 5 6 7 8 9 10 1112 13 14 15 16 17 18 19 20 2122 23 24 

....,_.NB -a-SB ,-..-Total 

Month of Year 

'b~ r;l.. rS -~ .\ ~v ~'b ~ ~~ _ t-.'b...., ~e 
','b ,..~ ~ ~ ~ ',°" 

~-\ <} e' e' e' e' 
',°" ~ ~ ~ ~ /$''Q .,,..-s ~e 0,:;; ;;_rt; c.,e 

,./~ ~o 've 



20 22 AADT = 

Hour EB we Total 

0 0.24% 0.23% 0.47% 

1 0.17% 0.16% 0.33% 

2 0.15% 0 12% 0.27% 

3 0.20% 0.13% 0.34% 

4 0.40% 0.29% 0.68% 

5 0.86% 0.84% 1.70% 

6 1.90% 2.17% 4.07% 

7 3.12% 2.77% 5.89% 

8 322% 2.89% 6.11% 

9 3.66% 2.88% 6.54% 

10 3.93% 2.98% 6.91% 

11 4.03% 3. 12% 7.15% 

12 3.96% 3.22% 7.19% 

13 3.97% 3.25% 7.23% 

14 4.1 1% 3.26% 7.37% 

15 4.27% 3.20% 7.47% 

16 4.26% 3.13% 7.39% 

17 3.74% 2.98% 6.72% 

18 2.83% 2.42% 5.25% 

19 2.22% 1.63% 3.85% 

20 1.50% 1.23% 2.73% 

21 1.11% 0.90% 2 01% 

22 0.80% 0.65% 1.45% 

23 0.52% 0.38% 0.90% 

PCS 46 - Gladiolus Dr west of US 41 
46,200 VPD 

Month of Year Fraction 

January 1.06 

February 1.14 

March 1 13 

April 1.06 

May 0.95 

June 0.88 

July 

August 

September 

October 0.95 

November 0.91 

December 0.89 

Day of Week Fraction 

Sunday 0.74 

Monday 1.04 

Tuesday 1.08 

Wednesday 1. 1 

Thursday 1.06 

Friday 1.08 

Saturday 0.89 

Directional 

Factor 

AM 0.53 WB 

PM 0.58 EB 

Dnlgn Hour Volume 

# Volume Factor 

5 4350 0 094 

10 4314 0.093 

20 4259 0.092 

30 4233 0 092 

50 4173 0.090 

100 4085 0.088 

150 4031 0.087 

200 3971 0.086 

I 

Hour of Day 

800% 11-7.00% -

6.00% 

5.00% -

4.00% -

3.00% 

2.00% 

1.00% 

0.00% 

1 23456789WllU8M~~V~H~llllE~ 

-+-EB _,._WB - - Total 

1.5 

1.3 

1.1 

0.9 

0.7 

0.5 

Month of Year 

-....-----=--... --
. -~~ ~ - - - ... C • 

(.\ (.\ ~ -~ 
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lf Lee County 
_] Southwest <"fforicfa 

Lee Tran 
Lee County Transit 

Planning Department 
3401 Metro Parkway 
Fort Myers, FL 33901 

BOARD OF COUNTY COl\11\IJSSIONERS 

Kevin Ruane 
District One 

Cecil L. Pendergrass 
District Two 

Ray Sandelli 
District Three 

Brian Hamman 
District Four 

Mike Greenwell 
District Five 

Roger Desjarlais 
County Manager 

Richard Wesch 
County Attorney 

Donna Marie Collins 
County Hearing 
Examiner 

January 29, 2024 

Fred Drovdlic, AICP 
Director of Planning 

Flournoy RPD 

Letter of Service Availability Request 

Mr. Fred, 

LeeTran has reviewed your request for service availability regarding a proposed Comprehensive 
Plan Amendment. After reviewing the site and comparing the location with our existing and 
planned route locations according to the 2021 Transit Development Plan (TDP), the following has 
been determined: 

• Subject area is within one-quarter mile of a fixed-route corridor 

• Closest bus stop, #11490 is within one-quarter mile of the subject parcels 

• The 2021 TOP does identify the need for enhanced or additional transit services in the area 

The proposed development is within one-quarter mile of a fixed-route corridor and the closest bus 
stop is# 11490. If this becomes a DO or LDO type D, the developer must provide an 8' x 30', landing 
pad within the road right-of-way or dedicated easement, however, there is a sidewalk that can be 
considered within these dimensions; the only improvement that will need to be completed is an 
installation of a bicycle storage rack. Therefore, the developer would be required to make the 
necessary improvements based on the current Lee County Transit LDC section 10-442 (a)(l) but will 
be reassessed at the time of DO/LDO. 

If transit services have been modified within one-quarter mile of the subject parcels at the time of 
a DO or LDO type D submittal, necessary improvements wil l be determined at that time. 

If you have any questions or require further information, please do not hesitate to contact me at 
(239) 533-0340 or cmarinodiaz@leegov.com. 

Sincerely, 

Clarissa Marino Diaz, 

Transit Service Planner 

Phone: (239) 533-0340 

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

AN EQUAL OPPORTUNITY EMPLOYER 



Board of County Commissioners 
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Roger Desjarlais 
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November 16, 2023 

Fred Drovdlic 
RVi Planning + Landscape Architecture 
10401 Highland Manor Dr. #220 
Tampa, FL 33610 

Re: Letter of Service Availability - Flournoy CPA 

Mr. Drovdlic, 

I am in receipt of your letter requesting a Letter of Service Availability for a Comprehensive 
Plan Amendment. The property consists of 1 parcel totaling 19.33+/- acres located on the 
southwest corner of Old Gladius Road and US Highway 41. The Applicant is proposing 
Large-Scale Comprehensive Plan Map amendment to change the Future Land Use 
designation of the property from "Central Urban" to the " Intensive Development" 
classification. 

Lee County Emergency Medical Services is the primary EMS transport agency responsible 
for coverage at the location you have provided. There is one ambulance located 1.6 miles 
east. A second location is 2.3 miles west. 

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

Be ·amin Abes 
Director, Public Safety 

P.O. Box 398, Fort Myers , Florida 33902-0398 1 (239) 533-2111 I leegov.com 
AN EQUAL OPPORTUNITY EMPLOYER 



____________ __, PERSONAL I PASSIONATE I 

THE SCHOOL DISTRICT OF LEE COUNTY 
Jacqueline Heredia 
District Planning Specialist 
2855 Colonial Boulevard, Fort Myers, FL 33966 I O: 239.335.1494 

November 16, 2023 

RE: Flournoy -Comprehensive Plan Amendment 

Dear Fred Drovdlic: 

This letter is in response to your request for concurrency review dated November 10, 2023, for the 
subject property in Old Gladius Road and US highway 41 in regard to educational impact. This 
project is located in South choice Zone. 

This development is a request for 391 Multifamily housing units. With regard to the inter-local 
agreement for school concurrency the generation rates are created from the type of dwelling unit 
and further broken down by grade level. 

For multi-family homes, the generation rate is .042 and further broken down by grade level into the 
following, .035 for elementary, .017 for middle and .039 for high. A total of 16.82 school-aged 
children would be generated and utilized for the purpose of determining sufficient capacity to serve 
the development. 

The Concurrency Analysis attached, displays the impact of this development. Capacity is an issue 
within the Concurrency Service Area (CSA) at the elementary school level, however, capacity is 
available in the adjacent CSA. 

Thank you and if I may be of further assistance, please contact me at 239-335-1494 

Sincerely, 

Jacqueline Heredia, District Planning Specialist 

• 



LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 

NAME/ CASE NUMBER 

OWNER/ AGENT 

ITEM DESCRIPTION 

LOCATION 

ACRES 

CURRENT FLU 

CURRENT ZONING 

PROPOSED DWELLING UNITS BY 

TYPE 

STUDENT GENERATION 

Elementa ry School 
Middle School 
High School 

CSA SCHOOL NAME 2022/ 23 

South CSA, Elementary 

South CSA, Middle 
South CSA, High 

lee Co unty School District 

Flournoy Multifamily 
RVI Planning+ landscape Architecture 

Old Gladiud Road US 41 

19.33 

RPO 

Single Family Multl Famil Mobile Home 

391 

Student Generation Rates 

SF MF MH 
0.03S 0.015 
0.017 0.0D9 

0.039 0.019 
Soutce: lH County Sdlool Oistrkt, Sept, m.ber 8, 2018 le tter 

CSA Projected CSA Availa ble 
CSA Capacity {1) Enrollment (2) Capacity 

14,234 14.026 208 
7,293 6,912 381 
9,536 8,492 1,044 

Projected 

Students 
5.87 

3 .S2 

7.43 

Proje cte d LOS is 100" 
Impact of Available Capacity Perm FISH 
Project W/lmpact Ci1pi1clty Adjacent CSA Available Capacity w/ lmpact 

6 202 99" 
4 377 95% 
7 1037 89" 

(1) hnn1nent Oip;ii,cftyu d• flned Jn tM lntfflQQIAf_rttment and ~pted lntM ftve (S) yc1~ofthe $daoolo&tlict's Rv,Yur Plln 

(2) Proj.a.d Enrollment per the frv• (5) yem of the Schoot District's Alie Year Plan ph.,s 1ny rH etV..:I upacity (Mfflopm.nt h~ 1 u.Hd ftndln& of c.ap1dty) 

(3) Avab ble Adj1cenl CSA u p.,City b sub}ttt t o 1djuency aiteN H outlined In tM lnl erlocaf A&reem,nt 111d tM SChool Dbt,kt's Sc.hool Cooturr9ncy M1nu.l 

Prep;;ired by: Jacqueline Here dia, Pla nning Specialist 

-
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Kevin Ruane 
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November 15, 2023 

RVI Planning + Landscape Architecture 
Attn: Lindsey Craig, Planner staff 
10150 Highland Manor Drive, Suite 450 
Tampa, FL 33610 
RE: Flournoy - Comprehensive Plan Amendment 
Letter of Service Availability 

Dear Ms. Craig: 

The Lee County Solid Waste Department is capable of providing solid waste collection 
service for the proposed 391 multi family dwelling units located on the southwest corner of 
Old Gladius Road and US Highway 41 through our franchised hauling contractors. Disposal of 
the solid waste from this development will be accomplished at the Lee County Resource 
Recovery Facility and the Lee-Hendry Regional Landfill. Plans have been made, allowing for 
growth, to maintain long-term disposal capacity at these facilities. 

Please review Lee County Land Development Code, Chapter 10, S_ection 261 , with 
requirements for on-site space for placement and servicing of solid waste containers. Please 
note that the property owner will be responsible for all future applicable solid waste 
assessments and fees. 

If you have any questions, please call me at (239) 533-8007. 

Sincerely, 

Justin Lighthall 
Manager, Public Utilities 
Lee County Solid Waste Department 

P.O. Box 398, Fort Myers, Florida 33902-03981 (239) 533-2111 I leegov.com 

AN EQUAL OPPORTUNITY EMPLOYER 



Carmine !:M.arceno 
Sheriff 

November 13, 2023 

Fred Drovdlic 

"Proud to Serve" 

RVi Planning+ Landscape Architecture 
1514 Broadway, Suite 201 
Fort Myers, Florida 33901 

Mr. Drovdlic, 

State of Florida 
County of Lee 

The Lee County Sheriffs Office reviewed your Comprehensive Plan Amendment application 
request for a 19.33 +/- acre parcel located at the southwest corner of Old Gladiolus Road and 
U.S. 41 in incorporated Lee County. 

The proposed Large-Scale Comprehensive Plan Map amendment would change the Future Land 
Use designation of the property from "Central Urban" to "Intensive Development" and 
designate the parcel in the Lee County Utilities (LCU) services area to connect to centralized 
potable water and sanitary sewer services. We acknowledge that the request would allow for a 
maximum of 391 multifamily dwelling units, with a proposed population at build out of 1,009 
people. Buildout would occur by 2030 dependent upon market demand. 

This Agency evaluated your rezoning request solely on its ability to provide law enforcement 
service to the development. Based on that criterion, we do not object to the proposed 
development. Law enforcement services will be provided from our Central District offices in 
Fort Myers. As this development builds out, we will factor its impact into our ammal manpower 
review and make adjustments accordingly. At the time of application for new development 
orders or building permits, the applicant shall provide a Crime Prevention Through 
Environmental Design (CPTED) report done by the applicant and given to the Lee County 
Sheriffs Office for review and comments. Please contact Crime Prevention Practitioner Tiffany 
Wood at (239) 477-1885 with any questions regarding the CPTED study. 

Respectfully, 

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



-

This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

Resources. Contact the Compliance and Review Section of the Division of Historical 
Resources at CompliancePermits@dos.MyFlorida.com for project review information. 

November 9, 2023 

Lindsey Craig 
Planner Staff 
RVi Planning+ Landscape Architecture 
10150 Highland Manor Drive, Suite 450 • Tampa, FL 336 LO 
813.443.8282 Main 

In response to your request on November 9, 2003, the Florida Master Site File lists no cultural resources 
recorded within Section 35 Township 45S Range 24E for the Flournoy RPD Project, Lee County. 

This search area may contain unrecorded archaeological sites, historical structures or other 
resources even if previously surveyed for cultural resources. 

• Because vandalism and looting are common at Florida sites, we ask that you limit 
the distribution of location information on archaeological sites. 

• While many of our records document historically significant resources, the 
documentation of a resource at the Florida Master Site File does not necessarily 
mean the resource is historically significant. 

# 
• Federal, state and local laws require formal environmental review for most 

projects. This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at CompliancePennits@dos.MyFlorida.com 

Please do not hesitate to contact us if you have any questions regarding the results of this search. 

Sincerely, 

Eman M. Vovsi, Ph.D. 
Florida Master Site File 
Eman.Vovsi@DOS.MyFlorida.com 

500 South Bronaugh Street • Tallahassee, FL 32399-0250 • www.flheritage.com/preservation/sitefile 
850.245.6440 ph I 850.245.6439 fax I SiteFile@dos.state.fl.us 
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Kevin Ruane 
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November 15, 2023 

Fred Drovdlic, AICP 
Planning Director 
RVI Planning + Landscape Architecture 
1514 Broadway, Suite 201 
Fort Myers, FL 33901 

Re: Flournoy - Comprehensive Plan Amendment 
Letter of Service Availability 

Dear Mr. Drovdlic, 

In April 2014, the Lee County Board of County Commissioners adopted a comprehensive 
plan amendment eliminating concurrency requirements for transportation and parks, and 
moved both from regulatory to non-regulatory standards. In light of this, we do not have the 
authority to deny your request based on parks service availability. 

That being said, the below numbers represent the current required and available acreages 
for regional and community park land as set forth by the requirements of Policy 95.1.3 in The 
Lee Plan . The Department's available capacity meets the current adopted level-of-service 
standard, and is projected to meet the adopted level-of-service standard for at least the next 
five years. 

Required Capacity - 5,538 acres of regional parks and 295 acres of community parks 
Available Capacity - 7,066 acres of regional parks and 832 acres of community parks 

Please feel free to contact me directly at (239) 672-2094 or ARegnaert@leegov.com if you 
have further questions. 

Sincerely, 

Armand Regnaert 
Principal Planner 
Lee County Parks & Recreation 
3410 Palm Beach Blvd 
Fort Myers, FL 33916 

P.O. Box 398, Fort Myers, Florida 33902-0398 I (239) 533-2111 I leegov.com 
AN EQUAL OPPORTUNITY EMPLOYER 
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December 6, 2023 

Fred Drovdlic, AICP 
RVI Planning and Landscape Architecture 
1514 Broadway, Suite 201 
Fort Myers, FL 33901 

RE: Potable Water and Wastewater Availability 

Via E-Mail 

Chief Court Industrial Rezoning - Royal Plam Villages - 15180 Meadow Cir. 
STRAP# 35-45-24-L2-05000.01CE and Plus See Attached List 

To whom this may concern: 

The subject properties are located within Lee County Utilities Future Service Area as 
depicted on Maps 4A and 4B of the Lee County Comprehensive Land Use Plan. 
Potable water and sanitary sewer lines are in operation adjacent to the property mentioned 
above. However, in order to provide service to the subject parcels, developer funded 
system enhancements such as line extensions may be required. 

Your firm has indicated that this project will consist of 391 multi-family residential units 
with an estimated flow demand of approximately 97,750 gallons per day. Lee County 
Utilities presently has sufficient capacity to provide potable water and sanitary sewer 
service as estimated above. 

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

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

There are no reuse mains in the vicinity of these parcels. 

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

(,i:Recycled Paper 
P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 

lee-county .com 
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



Chief Court Industrial Rezoning - Royal Plam Villages - RVI - Letter.Docx 
December 6, 2023 
Page 2 

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

Further, this letter of availability of potable water and sanitary sewer service is to be 
utilized for Due Diligence only. Individual letters of availability will be required for the 
purpose of obtaining building permits. 

Sincerely, 

LEE COUNTY UTILITIES 

Ashanti Shahriyar 
Plan Reviewer 
239-533-8531 
UTILITIES ENGINEERING 

' iP"'--
~~Recycled Paper P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-21 11 

lee-county .com 
AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



LEE COUNTY UTILITIES 
REQUEST FOR LETTERS OF AVAILABILITY 

To: DCAPSTAFF 

Lcudcap@leegov.com 

DATE: NOVEMBER 30, 2023 

FROM: FRED DROVDLIC, AICP 

FIRM: RVI PLANNING AND LANDSCAPE ARClllTECTURE 

ADDRESS: 1514 BROADWAY, SUITE 201 

ADDRESS: FORT MYERS, FL 33901 -

PHONE#: (239)318-6707 FAX: ( ) 

E-MAIL ADDRESS: FDROVDLIC@ RVIPLANNING.COM 

PROJECT NAME: CHIEF COURT INDUSTRIAL REZONING 

PREVIOUS PROJECT NAME(S): ROY ALP ALM VILLAGES MOBILE HOME PARK 

STRAP NUMBER(s): 35-45-24-L2-05000.01CE PLUS SEE ATTACHED LIST 

PRIOR STRAP NUMBER(S) (IF ANY): 

LOCATION/SITE ADDRESS: 15180 MEADOW CIRCLE, FORT MYERS, FL 33908 

PURPOSE OF LETTER: 

0 DEVELOPMENT ORDER SUB~UTTAL O FINANCING O EFFLUENT REUSE 

0 PEAADTTING OF SURFACE WATER MANAGEMENT (SOUTH FLORIDA WATER MANAGEMENT DISTRICT) 

~ OTHER: (PLEASE SPECIFY) 

RESIDENTIAL PLANNED DEVELOPMENT AND COMPREHENSIVE PLAN MAP AMENDMENT 

PLANNED USE: 

0 COMMERCIAL O INDUSTRIAL 0 RESIDENTIAL-(0SINGLE-FAMILY ~ MULTI-FAMILY) 

0 OTHER: (PLEASE SPECIFY) __ 

PLANNED# OF COMMERCIAL/INDUSTRIAL BUILDINGS:~ TOTAL SQUARE FOOTAGE: __ 

RESIDENTIAL UNITS: SINGLE-FAMILY: MULTI-FAMILY: 391 

AVERAGEESTIMATEDDAILVFLOW(GPD): 97,750 (~WATER ~ WASTE-WATER)(GPD): __ 0 REUSE 

PLEASE SHOW CALCULATION USED TO DETERMINE AVERAGE ESTIMATED DAILY FLOW (GPD) PER CRITERIA SET 
FORTH IN LEE COUNTY UTILITIES DESIGN MANUAL: 

CHAPTER 64E-6 OF THE FLORIDA ADMINISTRATIVE CODE GUIDELINES 

Multi-family residential at 250 GPD per unit = 97,750 GPD 

Please e-mail the completed form to Lcudcap@leegov.com. 
If you should have any questions or require assistance, please feel free to call our office at (239) 533-8531. 

llleeCounty 
.] .;:,,rr,,.,,1'Flor1/n L:\23001957 Flournoy Lee County Multifamily Design (Flournoy Development Group)\06 PLANNING\03 COMPREHENSIVE 
PLANNTNG\Lee County\CPA Map\Initial Submittal\Agency Letters\Utilities\Request for Letter of Availability Form-LCU.doc 

Updated 11/02/18 (MMM) 
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November 10, 2023 

Pamela Keyes 

Lee County Utilities 

7391 College Parkway 

Fort Myers, FL 33907 

RE: Flournoy - Comprehensive Plan Amendment 
Letter of Service Availability 

Dear Ms. Keyes, 

RVi Planning + Landscape Architecture, on behalf of the applicant and contract purchaser of the subject property, the 

Flournoy Development Group, is preparing a Comprehensive Plan Amendment application for the above referenced 

project. The property consists of 1 parcel totaling 19.33+/- acres located on the southwest corner of Old Gladius Road 

and US Highway 41 in unincorporated Lee County, Florida. An aerial location map depicting the subject property has 
been attached for your reference. 

The Applicant is proposing Large-Scale Comprehensive Plan Map amendment to change the Future Land Use 

designation of the property from "Central Urban" to "Intensive Development" and designate the Property in the Lee 

County Utilities (LCU) services area to connect to centralized potable water and sanitary sewer services. The request 

is to allow for a maximum of 391 multifamily dwelling units. 

The proposed population at build out is estimated at 1,009 people (maximum of 391 dwelling units X 2.58 
persons per dwelling unit). Buildout is anticipated to occur by 2030; however, this date is variable depending upon 
market demand. 

To complete the application process, we are required to secure a service availability letter from your agency stating 

whether existing facilities are capable of serving this future project. I greatly appreciate your time and consideration of 
this matter. 

If you have any further questions, please do not hesitate to contact me directly at (239) 318-6707 or 
fdrovdlic@rviplanninq.com. 

Sincerely, 

RVi Planning + Landscape Architecture 

Fred Drovdlic, AICP 

Enclosure 

RVi Planning + Landscape Architecture • 1514 Broadway, Suite 201 • Fort Myers, FL 33901 • 239.318.6707 • www.rviplanning.com 



l~\ fi FLOURNEY MULTIFAMILY RPO 
List of Lots 

STRAP #'s of the terminated lots of Royal Palms Village Mobile Home Park 

35-45-24-05-00000.0010 35-45-24-05-00000.0430 35-45-24-05-00000.0840 35-45-24-05-00000.1290 

35-45-24-05-00000.0020 35-45-24-05-00000.0440 35-45-24-05-00000.0850 35-45-24-05-00000. 1300 

35-45-24-05-00000.0030 35-45-24-05-00000.0450 35-45-24-05-00000.0860 35-45-24-05-00000.1310 

35-45-24-05-00000.0040 35-45-24-05-00000.0460 35-45-24-05-00000.0870 35-45-24-05-00000.1320 

35-45-24-05-00000.0050 35-45-24-05-00000.04 70 35-45-24-05-00000.0880 35-45-24-05-00000.1330 

35-45-24-05-00000.0060 35-45-24-05-00000.0480 35-45-24-05-00000.0890 35-45-24-L2-0S000.01CE 

35-45-24-05-00000.0070 35-45-24-05-00000.0490 35-45-24-05-00000.0900 35-45-24-L2-0S000.02CE 

35-45-24-05-00000.0080 35-45-24-05-00000.0S00 35-45-24-05-00000 .0910 35-45-24-L2-0S000.03CE 

35-45-24-05-00000.0090 35-45-24-05-00000.0510 35-45-24-05-00000.0920 35-45-24-L2-0S00R.00CE 

35-45-24-05-00000.0100 35-45-24-05-00000.0520 35-45-24-05-00000.0930 35-45-24-05-00000.0410 

35-45-24-05-00000.0110 35-45-24-05-00000.0530 35-45-24-05-00000.0940 35-45-24-05-00000.0420 

35-45-24-05-00000.0120 35-45-24-05-00000.0540 35-45-24-05-00000.0950 35-45-24-05-00000.0820 

35-45-24-05-00000.0130 35-45-24-05-00000.0SS0 35-45-24-05-00000.0960 35-45-24-05-00000.0830 

35-45-24-05-00000.0140 35-45-24-05-00000.0560 35-45-24-05-00000.0970 35-45-24-05-00000.1230 

35-45-24-05-00000.0150 35-45-24-05-00000.0570 35-45-24-05-00000.0980 35-45-24-05-00000.1240 

35-45-24-05-00000.0160 35-45-24-05-00000.0580 35-45-24-05-00000.0990 35-45-24-05-00000.1250 

35-45-24-05-00000.0170 35-45-24-05-00000.0590 35-45-24-05-00000.1000 35-45-24-05-00000.1260 

35-45-24-05-00000.0180 35-45-24-05-00000.0600 35-45-24-05-00000.1010 35-45-24-05-00000.1270 

35-45-24-05-00000.0190 35-45-24-05-00000.0610 35-45-24-05-00000.1020 35-45-24-05-00000.1280 

35-45-24-05-00000.0200 35-45-24-05-00000.0620 35-45-24-05-00000.1030 

35-45-24-05-00000.0210 35-45-24-05-00000.0630 35-45-24-05-00000.1040 

35-45-24-05-00000.0220 35-45-24-05-00000.0640 35-45-24-05-00000.1050 

35-45-24-05-00000.0230 35-45-24-05-00000.0650 35-45-24-05-00000.1060 

35-45-24-05-00000.0240 35-45-24-05-00000.0660 35-45-24-05-00000.1070 

35-45-24-05-00000.0250 35-45-24-05-00000.0670 35-45-24-05-00000.1080 

35-45-24-05-00000.0260 35-45-24-05-00000.0680 35-45-24-05-00000.1090 

35-45-24-05-00000.0270 35-45-24-05-00000.0690 35-45-24-05-00000.1100 

35-45-24-05-00000.0280 35-45-24-05-00000.0700 35-45-24-05-00000.1110 

35-45-24-05-00000.0290 35-45-24-05-00000.0710 35-45-24-05-00000.1120 

35-45-24-05-00000.0300 35-45-24-05-00000.0720 35-45-24-05-00000.1130 

35-45-24-05-00000.0310 35-45-24-05-00000.0730 35-45-24-05-00000.1140 

35-45-24-05-00000.0320 35-45-24-05-00000.07 40 35-45-24-05-00000.1150 

35-45-24-05-00000.0330 35-45-24-05-00000.0750 35-45-24-05-00000.1160 

35-45-24-05-00000.0340 35-45-24-05-00000.0760 35-45-24-05-00000.1170 

35-45-24-05-00000.0350 35-45-24-05-00000.0770 35-45-24-05-00000.1180 

35-45-24-05-00000.0370 35-45-24-05-00000.0780 35-45-24-05-00000.1190 

35-45-24-05-00000.0380 35-45-24-05-00000.0790 35-45-24-05-00000.1200 

35-45-24-05-00000.0390 35-45-24-05-00000.0800 35-45-24-05-00000.1210 

35-45-24-05-00000.0400 35-45-24-05-00000.0810 35-45-24-05-00000.1220 

Page 1 of 1 
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Royal Palm Multifamily CPA 
Exhibit M18 - State Policy Plan and Regional Policy Plan 

I. STATE COMPREHENSIVE PLAN 
Although the Community Planning Act of 2011 eliminated the requirement for consistency of the local 
comprehensive plan with the state comprehensive plan, the following analysis is included for further 
justification of the request. The plan amendment is consistent and furthers the adopted State 
Comprehensive Plan. Relevant portions are discussed below. 

187.201(6) PUBLIC SAFETY.-
(a) Goal.-Florida shall protect the public by preventing, discouraging, and punishing 
criminal behavior, lowering the highway death rate, and protecting lives and property from 
natural and manmade disasters. 

(b) Policies: 
9. Increase crime prevention efforts to enhance the protection of individual personal safety 
and property. 

CONSISTENCY: The Lee County Sheriffs Office has provided a letter of service availability for this 
site. 

(b) Policies: 
22. Require local governments, in cooperation with regional and state agencies, to prepare 
advance plans for the safe evacuation of coastal residents. 

23. Require local governments, in cooperation with regional and state agencies, to adopt 
plans and policies to protect public and private property and human lives from the effects of 
natural disasters. 

CONSISTENCY: The map amendment from Central Urban to Intensive Development increases 
potential density or allowance for population to occupy the parcel and need to evacuate during a 
natural disaster. 

CURRENT Acreage Density Residential Units 
FUTURE LAND USE 

Central Urban 19.33 less 1.16 natural 10 du/acre (base) 182 (base) 
waterways= 4du/acre (bonus) 91 (bonus) 

18.17+/- developable = 273 du 

PROPOSED Acreage Density Residential Units 
FUTURE LAND USE 

Intensive 19.33 less 1.16 natural 14 du/acre (base) 255 (base 
Development waterways= 8 du/acre (bonus) 145 (bonus) 

18.17+/- developable = 400 du 

The Lee County Emergency Management department will need to account for the potential 
population increase. Currently the and likeliness of a natural disaster is assigned to Evacuation Zone 
A. According to the LCEM plan, Zone A is a vulnerable Evacuation Zone. Well prepared and 

Page 1 of 4 



protected buildings should be safe in most events. However, if evacuations are required , the safest 
option may be to travel to the east coast. The site will have direct access to Old Gladius Road and 
US Highway 41. Access to these major arterial roadways can allow for effective evacuation. The site 
is also within 2.3 miles of South Fort Myers High School which is a public shelter site. 

JR Evans has prepared a risk evacuation analysis report, attached as Exhibit M12 - Risk Evac 
Analysis_Comp 01.30.2024, to demonstrate safe evacuation given the potentially increased 
population density. 

J Evacu,tion Zone: A 

M 

187.201(7) WATER RESOURCES.-
(a) Goal.-Florida shall assure the availability of an adequate supply of water for all 
competing uses deemed reasonable and beneficial and shall maintain the functions of natural 
systems and the overall present level of surface and ground water quality. Florida shall 
improve and restore the quality of waters not presently meeting water quality standards. 

(b) Policies: 
5. Ensure that new development is compatible with existing local and regional water 
supplies. 

CONSISTENCY: Lee County Utilities has issued a letter of utility service availability for the site. 

10. Protect surface and groundwater quality and quantity in the state. 

CONSISTENCY: The site is undergoing a planned development zoning, a custom zoning district that 
will be required to meet the Land Development Code regulations for Lee County, and additionally 
may be conditioned by the County to ensure consistency with all groundwater quality and quantity 
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requirements. Moreover, in order for development to occur an Environmental Resource Permit will 
have to be attained from the State of Florida which will enforce the requirements to protect surface 
and ground water. 

187.201(9) NATURAL SYSTEMS AND RECREATIONAL LANDS.-
(a) Goal.-Florida shall protect and acquire unique natural habitats and ecological systems, 
such as wetlands, tropical hardwood hammocks, palm hammocks, and virgin longleaf pine 
forests, and restore degraded natural systems to a functional condition. 

(b) Policies: 
1. Conserve forests, wetlands, fish, marine life, and wildlife to maintain their environmental, 
economic, aesthetic, and recreational values. 
3. Prohibit the destruction of endangered species and protect their habitats. 
4. Establish an integrated regulatory program to assure the survival of endangered and 
threatened species within the state. 

CONSISTENCY: Lee County requires a Protected species Survey and mitigation if endangered or 
protected species are found. Lee County's requirements are consistent with State programs and 
requirements. The Southwest Florida Water Management District (SFWMD) monitors the protection 
of wetlands and similar environmentally sensitive site. 

187.201(12) HAZARDOUS AND NONHAZARDOUS MATERIALS AND WASTE.-
(a) Goal.-AII solid waste, including hazardous waste, wastewater, and all hazardous 
materials, shall be properly managed, and the use of landfills shall be eventually eliminated. 

(b) Policies: 
2. By 1994, provide in all counties a countywide solid waste collection system to discourage 
littering and the illegal dumping of solid waste. 

CONSISTENCY: Lee County Solid Waste has provided a letter of service availability to dispose of 
all solid waste on site and Lee County has an incineration plant to minimize landfill contributions. 

187.201(14) PROPERTY RIGHTS.-
(a) Goal.-Florida shall protect private property rights and recognize the existence of 
legitimate and often competing public and private interests in land use regulations and other 
government action. 

(b) Policies: 
1. Provide compensation, or other appropriate relief as provided by law, to a landowner for 
any governmental action that is determined to be an unreasonable exercise of the state's 
police power so as to constitute a taking. 
2. Determine compensation or other relief by judicial proceeding rather than by 
administrative proceeding. 
3. Encourage acquisition of lands by state or local government in cases where regulation 
will severely limit practical use of real property. 

CONSISTENCY: The site is under private contracts and not negatively affected by State or local 
policy or land use regulations that would constitute compensation. 
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(15) LAND USE.-
(a) Goal.-ln recognition of the importance of preserving the natural resources and 
enhancing the quality of life of the state, development shall be directed to those areas which 
have in place, or have agreements to provide, the land and water resources, fiscal abilities, 
and service capacity to accommodate growth in an environmentally acceptable manner. 

(b) Policies: 
1. Promote state programs, investments, and development and redevelopment activities 
which encourage efficient development and occur in areas which will have the capacity to 
service new population and commerce. 
2. Develop a system of incentives and disincentives which encourages a separation of 
urban and rural land uses while protecting water supplies, resource development, and fish 
and wildlife habitats. 

CONSISTENCY: The development area is an urban environment with current intense allowances 
for development that are appropriate as the site is serviced by or has commitments from all applicable 
urban services agencies such as EMS, Police, Fire, Transit, Utilities, Schools, Solid Waste and 
Parks. Additionally, the site will have access to major roadways with adequate carrying capacity 
when the current plans for US Highway 41. 

(17) PUBLIC FACILITIES.-
(a) Goal.- Florida shall protect the substantial investments in public facilities that already 
exist and shall plan for and finance new facilities to serve residents in a timely, orderly, and 
efficient manner. 

{b) Policies: 
1. Provide incentives for developing land in a way that maximizes the uses of existing public 
facilities. 
2. Promote rehabilitation and reuse of existing facilities, structures, and buildings as an 
alternative to new construction. 
3. Allocate the costs of new public facilities on the basis of the benefits received by existing 
and future residents. 

CONSISTENCY: The site is considered an urban site as it has been in the Central Urban future land 
use category. The change to Intensive Development is a reflection of the proper placement of 
population and affordable housing near major commercial employment centers that are serviced by 
all means if urban services. 

Exh ibit M18 - State Policy Plan and Regional Policy Plan 
Royal Palm Multifamily CPA 

Page 4 of 4 



l~\ fi Royal Palm Multifamily CPA 
Exhibit M19 - Justification of Proposed Amendment 

I. REQUEST 
The contract purchaser for the 19.33+/- acre subject property, Meyers Group, LLC ("Applicant"), is 
requesting a Comprehensive Plan Amendment for one change to Lee County's Comprehensive 
Plan: 

1. Amend Map 1-A - Future Land Use - from Central Urban to the Intensive Development 
Future Land Use Category (FLUG). 

II. FLUC CHANGE JUSTIFICATION 
The request is to increase the potential density by moving the property into the Intensive 
Development FLUG which allows the property which allows density to be calculated over the 
residential areas. The increased potential density is justified by the following analysis. 

Central Location 
In the captured image of the Lee County Future Land Use Map the subject property is marked with 
a yellow star. The significance of this regional view is to show the central location and significance 
of the US 41 and Gladi us Drive/ 6 Mile Cypress Parkway intersection. The interchange is located in 
the southeast corner of the South Fort Myers Planning District. The area is built out with retail centers, 
fast food restaurants, a car dealership, Department stores, and home improvement stores The 
Property is located within the southwest corridor of the US 41 and Gladius Drive / 6 Mile Cypress 
Parkway intersection. US 41 is a major arterial roadway that travels north-south in Lee County and 
serves as a major connection to all of the east-west arterials such as Daniels Parkway, Colonial 
Boulevard, Estero Parkway, 6 Mile Cypress Parkway, etc. 

The applicant feels the consideration of bonus density in this area is good planning. The former 
mobile home flooded 2-3 feet in Hurricane Ian. Since that time the Flournoy Group and the Royal 
Palm Village POA have successfully terminated the 132 individual lots making way for 
redevelopment. It is telling that this was able to be accomplished. A CHHA is not an appropriate 
location for mobile homes, particularly on older parcels that are not raised to current base flood 
elevations. Repeated flood risks prompted the corporation of the termination. 

Infill 
The road is largely developed along US 41 . The subject property is located in the southwest quadrant 
of US 41 and Gladius Parkway. The area is predominantly developed along US 41 to the north and 
south roadway. North of the Property includes a car dealership and a Lowes Improvement Center. 
To the east includes various of retail stores such as Wal-Mart and Home Deport, offices, and 
commercial retail and service plazas. South of the property includes a single-family residential 
development. However, directly west of the property includes multifamily apartments. The overall 
area is largely built out with a mix of commercial and residential developments. 

The site is in the middle of a major employment area, abutted by multifamily developments, acts as 
an appropriate transition from commercial activity on US 41 to lower densities, has access to two 
major arterials (with proposed new access to US 41), is within one mile of Lakes Park, has access 
to Lee Tran with ¼ mile of a bus stop, is serviced by all major urban services as confirmed by the 
letters of availability for the Lee Plan map amendment letters received. The site is perfect for higher 
density infill redevelopment, particularly when considering the structures will be built to modern codes 
and FEMA flood elevations. 
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Serves Residential Rooftops 
The site sits central to a region that has been developed with surrounding single-family and 
multifamily dwelling units. 

Infrastructure 
The Property has access to the necessary utilities to service the project and all urban services are 
adequate to serve the proposed development. 

• Letters of availability have been secured from Lee County Utilities for water and sanitary 
sewer. 

• Roadways have adequate capacity as the site, as proposed, will have direct access onto US 
41 , a state maintained principal arterial, and secondary access to Gladiolus Drive, a Lee 
County maintained arterial via Old Gladiolus Drive Lee County local road. 

• Lee Tran serves the South Fort Myers Area by via Route 140 (Merchants Crossing/Bell 
Tower) and Route 240 (Coconut Point Mall/Bell Tower) located at the car wash directly 
adjacent to the property (approximately less than 200 ft.) on both the northbound and 
southbound travel lanes along the US Highway 41 roadway. 

• The US 41 proposed access provides connection to the shared use path on the west side of 
us 41 . 

• The site is entrance onto Old Gladiolus Drive is within ¼ mile of the shared path on Gladiolus 
Drive and the Lakes Park regional Lee County Park. 

• South Trail Fire Station #63 is within one mile of the site north on US 41 to Harper Road. 
• The Lee County Sheriffs South District primary substation is within one mile as is an EMS 

substation on Six Mile Cypress Parkway. 
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Impacts of the Request 
The impacts of the requested amendments are compared to the existing by-right entitlements per 
the future land use designations. The density under the Central Urban future land use category 
allows up to 15 units per acre with bonus density. The density under the proposed Intensive 
Development future land use category allows for up to 14 units per acre with base density at 8 units 
per acre for a total of 22 units per acre. 

The uses between the two land use categories both allow for intense uses. The Central Urban FLUC 
encourages uses mixed use developments and best serves as an urban core. Thus, these areas are 
already the most heavily settled and have the greatest range and highest levels of public with a broad 
range of land uses that include residential, commercial, public and quasi-public, and limited light 
industrial land uses. The Intensive Development FLUC is also to be located along major arterial 
roads (Us 41) and similarly the available and potential levels of public services in both these areas 
are suited to accommodate high densities and intensities. However, in the Intensive Development 
category mixed use developments of high-density residential , commercial, limited light industrial, and 
office uses are encouraged. 

Overall, the two land use categories, given the location, have very similar intended permitted uses 
and allowances for similar intensities. The primary difference in the request does not lie in the 
permitted uses but in the request for increased dwelling units under the Intensive Development 
FLUC. This will allow for more population to be located within the project many of which will be for 
affordable housing units as required in the CHHA. 
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CURRENT Acreage Density Residential Units 
FUTURE LAND USE 

Central Urban 19. 33 less 1.16 natural 10 du/acre (base) 182 (base) 
waterways= 4du/acre (bonus) 91 (bonus) 

18.17 +/- developable = 273 du 

PROPOSED Acreage Density Residential Units 
FUTURE LAND USE 

Intensive 19.33 less 1.16 natural 14 du/acre (base) 255 (base 
Development waterways= 8 du/acre (bonus) 145 (bonus) 

18.17+/- developable = 400 du 

Conclusion 
Intense development is good in the correct location. The Intensive Development FLUC is located 
north of the Property and will allow for the expansion of FLU as well as similar residential density 
upon request. The move to Intensive Development will allow for vertical density and will allow for 
increase bonus density, which is limited to affordable multi-family housing, to be integrated into the 
surrounding commercial services. 
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