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This Document Contains the Following Reviews: 

✓ Staff Review 

✓ Local Planning Agency Review and Recommendation 

✓ Board of County Commissioners Hearing for Transmittal 

Staff Response to the DCA Objections, 
Recommendations, and Comments (ORC) Report 

Board of County Commissioners Hearing for Adoption 

STAFF REPORT PREPARATION DATE: November 09, 2006 

PART I - BACKGROUND AND STAFF RECOMMENDATION 

A. SUMMARY OF APPLICATION 
1. APPLICANT/REPRESENTITIVE: 

LEE COUNTY BOARD OF COUNTY COMMISSIONERS 
REPRESENTED BY LEE COUNTY DIVISION OF PLANNING 

2. REQUEST: 
Amend the LeePlan to update the Housing Element reflecting the findings of the Housing 
Needs Assessment. 

B. STAFF AND AFFORDABLE HOUSING COMMITTEE RECOMMENDATION AND 
FINDINGS OF FACT SUMMARY 
1. RECOMMENDATION: 

Planning staff recommends the Board of County Commissioners transmit the proposed 
amendments to the Housing Element. 
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OBJECTIVE 135.1: HOUSING AVAILABILITY. Work with private and public housing 
providers to ensure that the approximately 48,562 additional dwellings needed by 20-1-0 2025 
are provided in types, costs, and locations to meet the needs of the Lee County population. It is · 
estimated that by 2025, 114,927 additional dwelling units will be needed in all of Lee County 
and 39,637 will be needed in unincorporated Lee County. Lee County •,vill update this forecast 
of additional dv,'elling units using state mandated methodologies during the next update of this 
Housing Element, which will occur no later than the next scheduled Evaluation and Appraisal 
Reoort. (Amended bv Ordinance No. 94 30. 98 09) 

POLICY 135.1.2: The county will continue efforts to form public-private partnerships to 
produce affordable housing for very-low, low and moderate-income households with local 
private non-profit housing agencies, local for profit developers, local lenders, the Lee County 
Housing Authority, and the Lee County Housing Finance Authority. (Amended by Ordinance 
No. 00-22) 

POLICY 135.1.4: Provide for housing bonus density as set forth in the Land Development 
Code (LDC), Sections 34-1511 to 34-1520, to stimulate the construction of very-low, low and 
moderate income affordable housing in Lee County. Amend the Housing Density Bonus 
Ordinance by April, 1999 to increase its effectiveness in providing affordable housing. 
Revisions will be consistent with affordability and income guidelines for very low and lmN 
income households as defined by the Local Housing Assistance Plan. (Amended by Ordinance 
No. 94 30. 98 09. 00 22) 

POLICY 135.1.6: Implement ways to achieve ongoing affordability for subsidized 
homeowner and rental housing by encouraging the establishment of one or more community 
land trust(s) and/or encouraging housing providers to design mechanisms to assure ongoing 
affordability of subsidized units and implement mechanisms to monitor and enforce such 
ongoing affordability mechanisms. Continue the operation of the publicly O\Vned land bank 
1,vith the purpose of providing land for affordable housing for low and moderate income 
households in conjunction with local private non profit and for profit housing providers. 
(AmenrlBrl hv Ordinance No 94 10) 

POLICY 135.1.7: Site selection criteria will be used in the location of housing for special 
needs populations as defined in Rule 67-37.002(30) the elderly, transitional housing for the 
homeless, and institutional housing which will consider accessibility, convenience, and 
infrastructure availability. Favorable sites include one or more of the following characteristics: 

1. Located within the Intensive Development, Central Urban, Urban Community, or New 
Community categ01ies on the Lee Plan's Future Land Use Map; 

2. Located in a designated Community Redevelopment Area; 
J.J. Located where central water/sewer service is available and within comfortable walking 
distance of mass transit; 
J4. Located on land previously conve1ted for urban purposes; and 
.1 . .S.. For farm worker housing, a rural site located near active cropland or groves is also 
acceptable. 
(Amended by Ordinance No. 94-30, 00-22) 
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POLICY 135.1.8: The county will provide through the rezoning process for the location of 
adequate sites for very-low, low- and moderate-income residential development including 

· mobile homes, and housing for special needs populations as defined in Rule 67-37.002(30) 
migrant worker housing, and transitional housing for the homeless. (Amended by Ordinance 
No. 00 22) 

POLICY 135.1.11: The Lee County i,vill cooperate with the Office of Equal Opp01tunity will 
be responsible for compliance with the county's Fair Housing Ordinance to assure compliance 
with the Lee Count1,' Fair Housin2= Ordinance. (Amended by Ordinance No. 94-30, 00-22) 

POLICY 135.1.12: The county will coordinate its activities and cooperate with other affected 
public and private interests, including consumers and producers of housing,. and the Affordable 
Housing Committee, Community Action Agency, and the Neighborhood District Committee(s) 
and the Housing and Community Development Committee, to ensure effective public 
participation in the housing planning process. (Amended by Ordinance No. 94-30, 98-09, 00-
22) 

POLICY 135.1.13: Lee County will implement initiatives to assist the homeless. The county 
will provide adequate staff support for the Department of Human Service's Homeless Coalition 
and for a new service, an affordable housing hotline. (Amended by Ordinance No. 98 09, 00 

~ 

OBJECTIVE 135.2: RURAL AND FARMWORKER HOUSING SEASONAL AND 
1\£1ICR,A.,.TORY HOUSING NEEDS. By the year 2025 ~, Lee County will provide have an 
additional 619 units of affordable housing that is suitable and affordable for rural and farm worker 
farm labor housing by increasing the stock of standard affordable housing and the removal of 
substandard conditions. (Amended by Ordinance No. 94-30, 98-09) 

POLICY 135.2.1: Assist private agricultural businesses to develop and manage housing for 
rural and fatm workers migrant farm v,'orkers through inf01mation, technical assistance, and 
financial incentives programs. 

POLICY 135.2.2: Assist non-profit agencies and other support groups to plan and coordinate 
arrangements for low-cost rental housing and other non-housing support services for rural and 
fatm workers and their families through the Lee County Housing Authority. 

POLICY 135.2.4: Lee County will set aside 10% of its SHIP housing subsidy for funding the 
development of special needs housing, which will include rural and farm worker housing. 
(Added by Ordinance No. 98-09, Amended by Ordinance No. 00-22) 

POLICY 135.2.5: Lee County will promote the location of rural and fa1m worker housing 
close to needed services such as transpo1tation to and from employment, medical facilities, 
social services, schools and shopping. Lee County will evaluate proximity to these services 
when county funds are requested for farmworker housing and during any rezoning process. 
(Added by Ordinance No. 98-09) 
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POLICY 13S.2.6: By January, 1999, Lee County will form partnerships with local vocational 
training schools and other approp1iate agencies to foster job training and economic 
development opportunities which 1.vould enable migrant farrnv,rorkers to find employment off 
season and therefore become vear round emolo1,iees. (,,\dded bv Ordinance No. 98 09) 

POLICY 135.3.2: +he Lee County Community Improvement Office will continue to identify 
~omes eligible for various housing rehabilitation programs. (Amended by Ordinance No. 94-30, 
98-09, 00-22) 

POLICY 135.3.4: The county will vigorously enforce its housing code to assure that housing 
will remain habitable. (Amended by Ordinance No. 00-22) 

POLICY 135.3.5: The county will continue to enforce minimum standards of housing and 
sanitation and require prompt action in the identification of abandoned or dilapidated property 
which may need demolition, including mobile homes and rural and fa1m worker housing. 
(Amended by Ordinance No. 00-22) 

POLICY 135.3.8: Lee County will coordinate efforts to perform restoration and replacement 
of damaged housing during the aftermath of natural disasters such as hurricanes. rnntim11'\ to 
ooerate the Urban Homesteadine oroeram. 

OBJECTIVE 135.4: AFFORDABLE HOUSING. Additional locations for housing for very-low, 
low- and moderate-income persons will be available to meet their housing needs. Very low and 
low income housing needs will be a priority. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

POLICY 135.4.1: Support the eff01ts of the Lee County Housing Finance Auth01ity, Florida 
Housing Finance Corporation, Lee County Housing Authority, the Lee County Department of 
Human Services, the Lee County Community Redevelopment i\gency, the Lee County 
Department of Community Development, and local p1ivate for profit and private non-profit 
agencies, and assist in their efforts to determine and develop sites and programs for housing for 
very-low, low and moderate-income persons, including the homeless, through referrals and staff 
support. (Amended by Ordinance No. 94-30, 98-09) 

POLICY 135.4.2: Publicly assisted housing will be provided in a dispersed rather than a 
concentrated manner so that, to the maximum extent feasible, all geographic areas will provide 
very-low, low-and moderate-income housing opportunities. (Amended by Ordinance No. 94-
30) 

POLICY 135.4.4: Support the Lee County Department of Human Services, and the Human 
Services Information Network the Lee County Coalition of Emergency Assistance Providers, 
and the Homeless Coalition in assisting very-low, low- and moderate-income persons, 
including the homeless, to find adequate housing and support services such as day care, 
emergency shelter, food and clothing, and coordination with employment services. (Amended 
by Ordinance No. 98-09) 

POLICY 135.4.5: The fGounty Department of Human Services will provide counseling 
services to very-low, low and moderate-income participants in any of the Department's housing 
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programs, including the homeless. The counseling may include financial guidance, housing 
maintenance inf01mation, and consumer advice to assist households seeking affordable, 
standard housing. Lee County will continue to offer home buyer training to program 
beneficimies. (Amended by Ordinance No. 98-09, 00-22) 

POLICY 135.4.8: The county will participate in state and federal housing assistance programs 
to aid special needs populations as defined in Rule 67-37.002(30), the elderly, developmentally 
disabled, physically disabled, mentally ill, substance abusers, large families, farmworker, and 
other very-low, low and moderate-income households to secure suitable, affordable housing, 
housing rehabilitation, home buyer training, down payment and closing cost assistance, rental 
assistance, and new construction home ownership programs. (Amended by Ordinance No. 98-
09, 00-22) 

POLICY 135.4.9: Give p1iority to special needs populations as defined in Rule 67-37.002(30) 
the homeless, elderly, disabled and large families with inadequate housing in recognition of the 
even greater problems faced by the private sector in providing this needed type of housing. 
(Amended by Ordinance No. 98-09) 

POLICY 135.4.10: Seek to stimulate the production of housing affordable for very-low, low 
and moderate-income households through the creation of such institutions as a Community 
Land Trust which provide ongoing affordability. an affordable housing trust fund, an 
independent p1ivate non profit local housing development corporation, land banking and land 
::ir.m1ir;.itinn 

POLICY 135.4.11: In order to facilitate the provision of affordable housing for workers and 
-maintain a viable economy, Lee County will develop a workforce housing initiative. ,---te 
strengthen the family unit, and to provide increased opportunities for housing for the elderly, 
accessory apartments will be provided for in the Land Development Code by the end of 1993 . 
( A rlrlRrl hl' Orrlin::inr.R Nn en ?.5i AmRnARrl hv 01·rlin::inr.R Nn ()4 10 on ??'\ 

OBJECTIVE 135.5: MOBILE HOMES l\lIANUF,'\CTURED HOUSING. The county will 
provide adequate locations and standards for manufactured housing and mobile homes, which are 
defined as residential units constructed to standards promulgated by HUD, through implementation 
of Chapter 34 of the Land Development Code. (Amended by Ordinance No. 94-30, 00-22) 

POLICY 135.5.1: The Land Development Code will continue to designate zoning categories 
for mobile home parks and to implement the requirements set forth in F.S . 773 .083 
Governmental Action Affecting the Removal of Mobile Home Owners. and manufactured 
housing parks and subdivisions sufficient to meet the future land requirements for 
m::im1f::irt111·Rrl hn11r;.in1T (Amended by Ordinance No. 94-30, 00-22) 

OBJECTIVE 135.6: SPECIAL NEEDS. Locations for housing for special needs populations as 
defined in Rule 67-37 .002(30) group homes or homeless shelters or transitional housing for the 
homeless will be available at suitable sites to ensure that the needs of persons requiring such 
housing are met. 

STAFF REPORT FOR 
CPA2005-47 

December 21, 2006 
Page 5 of22 



POLICY 135.6.1: The Lee County Office of Equal Opportunity will continue to enforce 
nondiscliminatory standards and c1iteria addressing community residential homes (e.g. group 
homes or foster care facilities) or assisted living facilities for persons and households with 
special needs. The county 1.vill continue to enforce non discriminatory standards and critelia 
addressing the location of group homes and foster care facilities . (Amended by Ordinance No. 
00 ??) 

POLICY 135.6.2: In order to serve persons with special needs, disabilities, or handicaps, the 
county will provide for the location of adequate sites for community residential homes (e.g. 
group homes or foster care facilities) group homes and foster care facilities through the 
approval of appropriate zoning districts dispersed among the residential neighborhoods of Lee 
C'rnmtv (Amended by Ordinance No. 00-22) 

POLICY 135.6.3: Other community-based residential care service providers facilities needed 
to assist residents living in community residential homes (e.g. group homes or foster care 
facilities) serve group homes and the clients of other programs will be encouraged to locate, 
through the zoning process, at convenient, adequate, and non-isolated sites throughout w+t4-m 
the residential areas of the county. 
(Amended by Ordinance No. 94-30, 00-22) 

POLICY 135.6.5: The county will monitor the development and distribution of publicly
assisted community residential homes (e.g. group homes or foster care facilities) group homes 
and residential care facilities to insure that adequate sites and infrastructure are provided and 
that over-concentration in any residential area is avoided. (Amended by Ordinance No. 94-30, 
00-22) 

POLICY 135.6.6: Lee County will provide competitive local funding opportunities to non
profit organizations to ensure that scattered site housing is provided for persons and households 
with special needs. The county Vt'ill institute local programs providing assistance to p1ivate and 
non profit sponsors to insure that adequate group homes, transitional homeless housing, and 
fnstP-r cnrn fncilitiP-fl fll"f\ Af\vAlAnf\cl (AmP-nAAA hv Ot·clinnncf\ No 00 ??.) 

POLICY -135.6.7: The county will cooperate with appropriate agencies in order to provide 
adequate sites for community residential homes (e.g. group homes or foster care facilities), 
congregate living facilities, including group and foster care homes and homeless shelters and 
transitional housing, to meet the requirements of persons with special needs as defined in Rule 
67-37.002(30). , disabilities, and handicaps for a community residential environment and de 
infltitutionalization. (Amended by Ordinance No. 00-22) 

OBJECTIVE 135.7: DISPLACEMENT. Uniform and equitable treatment for persons and 
businesses displaced by state and local government programs will be provided. Complaints that 
such efforts and/or assistance were administered in a discliminatory manner may be filed with the 
Lee County Office of Equal Opportunity. through the Depmtment of Human Relations (Amended 
hv Ordinance No. ()g 0()) · 
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POLICY 135.7.1: Lee County will eBnsure that reasonably located standard housing at 
affordable costs is available to persons displaced through public action prior to their 
displacement and will follow all obligations imposed by law or county policy, including those 
relating to egual provision of services. thrnuP:h the cmmtv'r:. Vohmtarv Relocation Prns:xram. 

POLICY 13S.7.2: The county will support the efforts of local private non profit agencies to 
provide standard, affordable housing for Lee County's homeless through staff support, refetTals , 
and financial assistance 1.vhere aoolicable. (Amended bv Ordinance No. 00 22) 

POLICY 135.8.1: Assist the rehabilitation and adaptive use of historically significant housing 
through technical and economic assistance programs such as Community Development Block 
Grant and HOME funding, State Housing Initiatives Partnership eligibility, and emergency 
weatherization. Consider the incentives of prope1ty tax relief or abatement, transfer of 
development rights , and below market interest rate loans, consistent with the Historic 
Preservation element. (Amended by Ordinance No. 94-30, 98-09) 

POLICY 13S.8.2: The county i,vill assist prope1ty ovmers of histmically significant housing in 
applying for and utilizing state and federal assistance programs. (Amended by Ordinance No. 
00 22) 

POLICY 135.9.2: Designate appropriate areas of the county as Neighborhood Districts CDBG 
Target areas and Neighborhood Strategy Areas, and carry out the Department of Human 
Services Neighborhood Distiict program activities in a timely and efficient manner. 

POLICY 135.9.3: Plan and implement safe neighborhood programs in designated 
Neighborhood Improvement Districts. (Added by Ordinance No. 94-30, 98-09) 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

• In August 2005 , Lee County updated the 1997 Housing Needs Assessment. With the exception 
of two new Policies, these changes are based on the analysis of existing Goals, Objectives and 
Policies and further the recommendations submitted to DCA with the 2005 Housing Needs 
Assessment in the Lee County EAR. 

• On August 29, 2006, the Affordable Housing Committee approved these changes. 

C. BACKGROUND INFORMATION 

The 2004 Lee County Evaluation and Appraisal Report (EAR) identified Affordable Housing as Major 
Issue #12. The County agreed to include the full housing needs assessment with the EAR-based 
amendment and to revise the Lee Plan based on the results of the assessment. The 2005 Housing 
Needs Assessment summarizes and compares housing data from The Shimberg Center's Florida 
Housing Data Cleaiinghouse (Shimberg), the 1990 and 2000 Census (as well as for more recent years 
when available) and locally generated data. A majority of the tables show a comparison from the data 
provided in the previous 1997 Housing Element Update to the most cmTent data available, mostly from 
Shimberg. Data from the years 2000 and 2002 are the most current data available, and the 2005 
Housing Needs Assessment used 2002 as the base year, with projections for the years 2005 to 2025 . 
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PART II- STAFF ANALYSIS 

A. STAFF DISCUSSION 

On August 29, 2006 the Affordable Housing Committee reviewed and voted to recommend approval of 
the amendments to the Housing element as shown in this document. Most of the proposed changes are 
summarized below: 

Two new policies are proposed_;_ 
• Ongoing affordability for subsidized housing - Policy 135.1.6 calls for achieving ongoing 

affordability of subsidized housing by encouraging the establishment of one or more · 
community land trusts(s) and/or encouraging housing providers to design alternative measures 
to assure ongoing affordability. This policy is already being implemented as the county is 
facilitating the establishment of a non-profit community land trust by providing funding and 
technical assistance . 

• Workforce housing initiative-- Policy 135.4.11 calls for the development of a workforce 
housing initiative. This policy is already being implemented as the Local Housing Assistance 
Plan of the S1IlP program has been amended to include a workforce housing strategy. 

Three policies are proposed for elimination: 

• 

• 

• 

Accessory apartments - Policy 135.4.11 called for the allowance of accessory apartments in the 
Land Development Code. This policy has been implemented and therefore no longer needed. 
Homelessness - Policy 135.7.2 is not relevant to its objective. Objective 135.7 deals with 
displacement by state and local programs but Policy 135.7.2 deals with all homeless persons not 
just displaced by public action. 
Hist01ic buildings - Policy 135.8.2 calls for assisting owners of historically significant housing 
in applying for and utilizing state and federal assistance programs, however for the most part 
state and federal historic preservation programs, are not designed to provide assistance for the 
rehabilitation of privately held residential buildings. 

Other changes proposed fall into the following broad categories: 
• Changes identifying very low income households as a separate category - previously very low 

income households were not identified but just assumed to be part of the low income 
households category (Policies 135.1.2, 135.1.8, Objective 135.4, Policies 135.4.1, 135.4.2, 
135.4.5, 135.4.8, 135.4.10) 

• Changes updating terminology --changes have been made to delete organizations, programs and 
terminology that no longer exist and as appropriate replace them with the current terminology 
and organizational and program titles (Objective 135.1, Policies 135 .1.7, 135.1.12, 135.1.13, 
135.3.2, 135.3.4, 135.3.8, 135.4.1, 135.4.4, Objective 135.5, Policies 135.5.1, 135.6.2, 135.6.3, 
135.6.7, 135.7.1, 135.9.2). Specific changes have been made to update the terminology 
referring to persons with special needs and special needs populations (Policies 135.1.8, 135.4.8, 
135.4.9, Objective 135.6, Policy 135.6.7). 

• Changes updating references of housing programs to make them more cmTent (Policies 135.1.4, 
135.1.6, 135.1.11, 135.4.5, 135.4.10, 135.6.1, 135.6.6, Objective 135.7, Policy 135.8.1). 
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Staff recommends transmitting the following Objectives and Policies as revised: 

OBJECTIVE 135.1: HOUSING AVAILABILITY. Work with private and public housing 
providers to ensure that the approximately 48,562 additional dwellings needed by WW 2025 
are provided in types, costs, and locations to meet the needs of the Lee County population. It is 
estimated that by 2025, 114,927 additional dwelling units will be needed in all of Lee County 
and 39,637 will be needed in unincorporated Lee County. Lee County \Vill update this forecast 
of additional dwelling units using state mandated methodologies dming the next update of this 
Housing Element, which will occur no later than the next scheduled Evaluation and Appraisal 
Renm=t. (Amended hv Ordinance No. 94 30. 9& 09) 

Staff comments: Objective 135.1: Housing availability was changed to reflect the forecasted 
housing construction need in Lee County from 2010-2025, projecting an estimated 114,927 
additional dwelling units will be need, and of that, 39,937 will be in unincorporated Lee 
County. 

POLICY 135.1.2: The county will continue efforts to form public-private partnerships to 
produce affordable housing for very-low, low and moderate-income households with local 
private non-profit housing agencies, local for profit developers, local lenders, the Lee County 
Housing Authority, and the Lee County Housing Finance Auth01ity. (Amended by Ordinance 
No. 00-22) 

Staff comments: Scriveners correction 

POLICY 135.1.4: Provide for housing bonus density as set f01th in the Land Development 
Code (LDC), Sections 34-1511 to 34-1520, to stimulate the construction of very-low, low and 
moderate income affordable housing in Lee County. Amend the Housing Density Bonus 
Ordinance by April, 1999 to increase its effectiveness in providing affordable housing. 
Revisions 1,vill be consistent 1.vith affordability and income guidelines for very lov,r and lov,' 
income households as defined by the Local Housing Assistance Plan. (Amended by Ordinance 
No. 94 30. 98 09. 00 22) 

Staff comments: Policy 135.1.4 was rewritten to show that the housing density bonus program 
has been amended and is consistent with the Local Housing Assistance Plan (LHAP). The 
Housing Density Bonus Program, Section 34-1511 to 34-1520 of the Lee County Land 
Development Code, provides increased densities for housing affordable housing. The program 
has two options: site built or cash. Under the site built option the developer is required to build 
the affordable units (for very-low and low-income households). Under the cash options the 
developer makes a cash contribution (currently in 2006 the cash contribution is $11,429 per 
bonus units approved) to the affordable housing trust fund. In any given fiscal year, at least 
75% of the bonus density portion of the affordable housing trust fund must be used to assist 
very-low and low-income families. 
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POLICY 135.1.6: Implement ways to achieve ongoing affordability for subsidized 
homeowner and rental housing by encouraging the establishment of one or more community 
land trust(s) and/or encouraging housing providers to design mechanisms to assure ongoing 
affordability of subsidized units and implement mechanisms to monitor and enforce such 
ongoing affordability mechanisms. Continue the operation of the publicly ov-med land bank 
1,vith the purpose of providing land for affordable housing for low and moderate income 
households in conjunction i,vith local p1ivate non profit and for profit housing providers. 
(Amended hv Ordinnnce No. ()4 10) 

Staff comments: Policy 135.1.6 eliminated the public owned land bank because Lee County 
does not maintain a land bank of county owned properties. This policy was-changed to reflect 
the County's Community Land Trust initiative. 

POLICY 135.1.7: Site selection criteria will be used in the location of housing for special 
needs populations as defined in Rule 67-37.002(30) the elderly, transitional housing for the 
homeless , and institutional housing which will consider accessibility, convenience, and 
infrastructure availability. Favorable sites include one or more of the following characte1istics: 

1. Located within the Intensive Development, Central Urban, Urban Community, or New 
Community categories on the Lee Plan's Future Land Use Map; 

2. Located in a designated Community Redevelopment Area; 
J.J. Located where central water/sewer service is available and within comfortable walking 
distance of mass transit; 
J .4. Located on land previously converted for urban purposes; and 
1-~- For farm worker housing, a rural site located near active cropland or groves is also 
acceptable. 
(Amended by Ordinance No. 94-30, 00-22) 

Staff comments: Policy 135.1.7 eliminated reference to a "designated Community 
Redevelopment Area" since the county no longer has CRA designations . 

POLICY 135.1.8: The county will provide through the rezoning process for the location of 
adequate sites for very-low, low- and moderate-income residential development including 
mobile homes , and housing for special needs populations as defined in Rule 67-37.002(30) 
migrant 1,vorker housing, and transitional housing for the homeless. (Amended by Ordinance 
No. 00 22) 

Staff comments: Policy 135.1.8 was changed to reference persons with special needs as 
defined in F.A.C. 67-37.002(30) since special needs is defined in Rule 67-37.002(30) Florida 
Administrative Code as persons with developmental disabilities, persons with mental 
illness/substance abuse, persons with AIDS and HIV disease, runaway and abandoned youth, 
farm workers, the homeless, the elderly and pers·ons with disabilities. 

POLICY 135.1.11: The Lee County v,cill cooperate 1,i,•ith the Office of Equal Opportunity will 
be responsible for compliance with the county's Fair Housing Ordinance to assure compliance 
,.,,ith thP, T @.A Drnmtu FAir l-lnw,inP On:linAnr.~ (Amended by Ordinance No. 94-30, 00-22) 
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Staff comments: Policy 135.1.11 was rewritten to show that the Lee County Office of Equal 
Oppmtunity is responsible for conducting an Analysis of Impediments to fair housing choices 
in communities that are direct recipients of HUD Community Development Block Grant 
(CDBG) funds in compliance with the county's fair housing ordinance. 

POLICY 135.1.12: The county will coordinate its activities and cooperate with other affected 
public and private interests, including consumers and producers of housing.1 afHi the Affordable 
Housing Committee, Community Action Agency, and the Neighborhood District Committee(s) 
and the Housing and Community Development Committee, to ensure effective public 
participation in the housing planning process. (Amended by Ordinance No. 94-30, 98-09, 00-
22) 

Staff comments: Policy 135.1.12 has been changed to update the names of committees with 
cuITent information. 

POLICY 135.1.13: Lee County will implement initiatives to assist the homeless. The county 
will provide adequate staff support for the Depai1ment of Human Service's Homeless Coalition 
and for a nev,• service, an affordable housing hotline. (Amended by Ordinance No. 98 09, 00 

~ 

Staff comments: Policy 135.1.13 has been changed to claiify the county's intent to assist the 
homeless without limiting itself to one program. 

OBJECTIVE 135.2: RURAL AND FARMWORKER HOUSING SEASONt ... L AND 
MIGRATORY HOUSING NEEDS. By the year 2025 ~, Lee County will provide have an 
additional 619 units of affordable housing that is 'suitable and affordable for rural and farm worker 
farm labor housing by increasing the stock of standard affordable housing and the removal of 
substandard conditions. (Amended by Ordinance No. 94-30, 98-09) 

Staff comments: Objective 135.2 was changed to show there is an increasing need for year-round 
farm workers, and references to seasonal, migratory or migrant fa1m worker was changed to rural 
and farm worker. 

POLICY 135.2.1: Assist p1ivate ag1icultural businesses to develop and manage housing for 
rural and farm workers migrant farm workers through information, technical assistance, and 
financial incentives programs. 

POLICY 135.2.2: Assist non-profit agencies and other support groups to plan and coordinate 
aITangements for low-cost rental housing and other non-housing suppmt services for rural and 
farm workers and their families through the Lee County Housing Authority. 

POLICY 135.2.4: Lee County will set aside 10% of its SHIP housing subsidy for funding the 
development of special needs housing, which will include rural and fa1m worker housing. 
(Added by Ordinance No. 98-09, Amended by Ordinance No. 00-22) 

POLICY 135.2.5: Lee County will promote the location of rural and farm worker housing 
close to needed services such as transpmtation to and from employment, medical facilities , 
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social services, schools and shopping. Lee County will evaluate proximity to these services 
when county funds are requested for farmworker housing and during any rezoning process. 
(Added by Ordinance No. 98-09) 

Staff comments: Policies 135.2.1 - 135.2.2 and 135.2.4 - 135.2.5 references to seasonal, 
migratory or migrant farm worker was changed to rural and fa1m worker. 

POLICY 135.2.6: By January, 1999, Lee County v,rill form pattnerships with local vocational 
training schools and other appropriate agencies to foster job training and economic 
development opportunities which would enable migrant fanmvorkers to find employment off 
season and therefore become vear round emulovees. (Added bv Ordinance No. 98 09) 

Staff comments: Policy 135.2.6 was deleted because agriculture has become a year-round 
activity. 

POLICY 135.3.2: +he Lee County Community Improvement Office will continue to identify 
homes eligible for various housing rehabilitation programs. (Amended by Ordinance No. 94-30, 
98-09, 00-22) 

Staff comments: The name of the department has been deleted as this responsibility is shared 
with several depa1tments within the County. 

POLICY 135.3.4: The county will vigorously enforce its housing code to assure that housing 
will remain habitable. (Amended by Ordinance No. 00-22) 

Staff Comment: Policy 135.3.4 removed "vigorously" from the policy since it is a priority of 
the county's to keep housing habitable and that Lee County Code Enforcement has a dedicated 
staff person working with home owners to rectify issues on a proactive basis. 

POLICY 135.3.5: The county will continue to enforce minimum standards of housing and 
sanitation and require prompt action in the identification of abandoned or dilapidated prope11y 
which may need demolition, including mobile homes and rural and farm worker housing. 
(Amended by Ordinance No. 00-22) 

Staff Comment: Reference to seasonal, migratory or migrant farm worker was changed to 
rural and farm worker. 

POLICY 135.3.8: Lee County will coordinate efforts to perf01m restoration and replacement 
of damaged housing during the aftermath of natural disasters such as hurricanes. C::::ontin11?, to 

ouerate the Urban Homesteadine uroeram. 

Staff Comment: Policy 135.3.8 has been rewritten since the Urban Homestead program no 
longer exists to reflect restoring or replacing damaged housing after a natural disaster such as a 
hunicane. 
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OBJECTIVE 135.4: AFFORDABLE HOUSING. Additional locations for housing for very-low, 
low- and moderate-income persons will be available to meet their housing needs. Very low and 
low income housing needs will be a priority. (Amended by Ordinance No. 94-30, 98-09, 00-22) 

Staff Comment: Scriveners correction 

POLICY 135.4.1: Support the efforts of the Lee County Housing Finance Auth01ity, Florida 
Housing Finance Corporation, Lee County Housing Authority, the Lee County Department of 
Human Services, the Lee County Community Redevelopment Agency, the Lee County 
Department of Community Development, and local p1ivate for profit and private non-profit 
agencies, and assist in their efforts to determine and develop sites and programs for housing for 
very-low, low and moderate-income persons, including the homeless, through refen-als and staff 
support. (Amended by Ordinance No. 94-30, 98-09) 

Staff Comment: Policy 135.4.1 was changed to eliminate the Community Redevelopment 
Agency since the county no longer has CRA designations. 

POLICY 135.4.2: Publicly assisted housing will be provided in a dispersed rather than a 
concentrated manner so that, to the maximum extent feasible, all geographic areas will provide 
very-low, low-and moderate-income housing opp01tunities. (Amended by Ordinance No. 94-
30) 

Staff Comment: Scriveners con-ection 

POLICY 135.4.4: Support the Lee County Department of Human Services, and the Human 
Services Information Network the Lee County Coalition of Emergency i'\ssistance Providers, 
and the Homeless Coalition in assisting very-low, low- and moderate-income persons, 
including the homeless, to find adequate housing and supp01t services such as day care, 
emergency shelter, food and clothing, and coordination with employment services. (Amended 
by Ordinance No. 98-09) 

Staff Comment: Policy 135.4.4 was changed to update the names of committees with current 
information. 

POLICY 135.4.5: The _g_Gounty Depmtment of Human Services will provide counseling 
services to very-low, low- and moderate-income participants in any of the Department's housing 
programs, including the homeless. The counseling may include financial guidance, housing 
maintenance information, and consumer advice to assist households seeking affordable, 
standard housing. Lee County will continue to offer home buyer training to program 
beneficiaries. (Amended by Ordinance No. 98-09, 00-22) 

Staff Comment: Policy 135.4.5 was changed to show that the county coordinates with non
profit housing developers to provide counseling services to patticipants in any of the county's 
housing programs. 

POLICY 135.4.8: The county will pa1ticipate in state and federal housing assistance programs 
to aid special needs populations as defined in Rule 67-37.002(30), the elderlv. develonmentallv 
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disabled, physically disabled, mentally ill , substance abusers, large families, fannv,1orker, and 
other very-low, low and moderate-income households to secure suitable, affordable housing, 
housing rehabilitation, home buyer training, down payment and closing cost assistance, rental 
assistance, and new construction home ownership programs. (Amended by Ordinance No. 98-
09, 00-22) 

POLICY 135.4.9: Give p1iority to special needs populations as defined in Rule 67-37 .002(30) 
the homeless, elderly, disabled and large families with inadequate housing in recognition of the 
even greater problems faced by the p1ivate sector in providing this needed type of housing. 
(Amended by Ordinance No. 98-09) 

Staff Comment: Policies 135.4.8 and 135.4.9 were amended to include the term "special 
needs populations" as defined in Rule 67-37 .002(30) Florida Administrative Code, which 
characterizes special needs as persons with developmental disabilities, persons with mental 
illness and substance abuse, persons with AIDS and HIV disease, runaway and abandoned 
youth, farm workers, the homeless, the elderly and persons with disabilities. 

POLICY 135.4.10: Seek to stimulate the production of housing affordable for very-low, low 
and moderate-income households through the creation of such institutions as a Community 
Land Trust which provide ongoing affordability. an affordable housing trust fund, an 
independent private non profit local housing development corporation, land banking and land 
acauisition. 

Staff Comment: Policy 135.4.10 reflects the county' s support for the establishment of a local 
non-profit Community Land Trust. 

POLICY 135.4.11: In order to facilitate the provision of affordable housing for workers and 
maintain a viable economy, Lee County will develop a workforce housing initiative. ,---te 
strengthen the family unit, and to provide increased opportunities for housing for the elderly, 
accessory apartments v,rill be provided for in the Land Development Code by the end of 1993. 
(Added hv Ordinance No. 93 25. Amended bv Ordinance No. 94 30. 00 22) 

Staff Comment: Policy 135.4.11 has been rewritten to direct the development of a workforce 
housing initiative. The original intent was deleted since Section 34-1177 of the Lee County 
Land Development Code (LDC) allows accessory apartments by right in certain areas, e.g. 
permissible by right in duplex-zoned areas where bonus units are allowed, or in RS-1 zoned 
areas by special exception. 

OBJECTIVE 135.5: MOBILE HOMES l\4ANUFA.CTURED HOUSING. The county will 
provide adequate locations and standards for manufactured housing and mobile homes, which are 
defined as residential units constructed to standards promulgated by HUD, through implementation 
of Chapter 34 of the Land Development Code. (Amended by Ordinance No. 94-30, 00-22) 

POLICY 135.5.1: The. Land Development Code will continue to designate zoning categ01ies 
for mobile home parks and to implement the requirements set forth in F.S. 773.083 
Governmental Action Affecting the Removal of Mobile Home Owners. nnrl mnn11fact11recl 
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housing parks and subdivisions sufficient to meet the future land requirements for 
manufactured housine:. (Amended by Ordinance No. 94-30, 00-22) 

Staff Comments: Objective 135.5 and Policy 135.5.1 were changed to refer only to mobile 
homes, which are defined as residential units constructed to standards promulgated by HUD. 
According to data from the 2005 update for the Ho~sing Element, the number of spaces in 
mobile home and RV parks has declined since 1997. A mixture of more stringent building 
regulations in coastal high hazard areas and rising land prices has led to a decreasing number of 
mobile homes. 

OBJECTIVE 135.6: SPECIAL NEEDS. Locations for housing for special needs populations as 
defined in Rule 67-37.002(30) group homes or homeless shelters or transitional housing for the 
homeless will be available at suitable sites to ensure that the needs of persons requiring such 
housing are met. 

Staff Comment: Objective 135.6: Special Needs was changed to reference persons with special 
needs as defined in F.A.C. 67-37.002(30). 

POLICY 135.6.1: The Lee County Office of Equal Opportunity will continue to enforce 
nondisc1iminatory standards and c1iteria addressing community residential homes (e.g. group 
homes or foster care facilities) or assisted living facilities for persons and households with 
special needs . The county will continue to enforce non discriminatory standards and crite1ia 
addressing the location of group homes and foster care facilities . (Amended by Ordinance No. 
00 22) 

Staff Comment: Policy 135 .6.1 was changed to reflect the county's Fair Housing Ordinance to 
provide for equal housing opportunity throughout Lee County and to show that the Lee County 
Office of Equal Opportunity takes complaints regarding this type of discrimination. 

POLICY 135.6.2: In order to serve persons with special needs, disabilities , or handicaps, the 
county will provide for the location of adequate sites for community residential homes (e.g. 
group homes or foster care facilities) group homes and foster care facilities through the 
approval of appropriate zoning districts dispersed among the residential neighborhoods of Lee 
C.nuntv_ (Amended by Ordinance No. 00-22) 

POLICY 135.6.3: Other community-based residential care service providers facilities needed 
to assist residents living in community residential homes (e.g. group homes or foster care 
facilities) serve group homes and the clients of other programs will be encouraged to locate, 
thrnugh the zoning process, at convenient, adequate, and non-isolated sites throughout wtthm 
the rn!'lidential area!'l of the county. (Amended by Ordinance No. 94-30, 00-22) 

POLICY 135.6.5: The county will monitor the development and distribution of publicly
assisted community residential homes (e.g. group homes or foster care facilities) group homes 
and residential care facilities to insure that adequate sites and infrastructure are provided and 
that over-concentration in any residential area is avoided. (Amended by Ordinance No. 94-30, 
00-22) 
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Staff Comment: Policy 135.6.2, Policy 135.6.3, and Policy 135.6.5 use the term "community 
residential homes" (rather than congregate living facilities, group homes or foster care facilities) 
which are dwelling units licensed to serve clients of the state depaitment of rehabilitative 
services to provide a living environment for one to six unrelated resident who operate as the 
functional equivalent of a family, including supervision and care by a suppmtive staff as may be 
necessary to meet the physical, emotional and social needs of the residents (to include the aged, 
physically disabled, developmentally disabled, mentally ill or children). 

POLICY 135.6.6: Lee County will provide competitive local funding opportunities to non
profit organizations to ensure that scattered site housing is provided for persons and households 
with special needs . The county will institute local programs providing assistance to private and 
non profit sponsors to insure that adequate group homes, transitional homeless housing, and 
foster care facilities are develooed. (Amended bv Ordinance No. 00 22) 

Staff Comment: Policy 135.6.6 was changed to providing competitive local funding for non
profits to reflect the 10% of SHIP funds set aside by the county for special needs housing and 
the Continuum of Care program that assists non-profits that create transitional and other 
housing for the homeless. 

POLICY 135.6.7: The county will cooperate with appropriate agencies in order to provide 
adequate sites for community residential homes (e.g. group homes or foster care facilities), 
congregate living facilities, including group and foster care homes and homeless shelters and 
transitional housing, to meet the requirements of persons with special needs as defined in Rule 
67-37.002(30). , disabilities, and handicaps for a community residential environment and de 
inr:.titutionali:;z.ation. (Amended by Ordinance No. 00-22) 

Staff Comment: Policy 135 .6.7 uses the term "community residential homes" (rather than 
congregate living facilities, group homes or foster care facilities) which are dwelling units 
licensed to serve clients of the state department of rehabilitative services to provide a living 
environment for one to six unrelated resident who operate as the functional equivalent of a 
family, including supervision and care by a suppo1tive staff as may be necessary to meet the 
physical, emotional and social needs of the residents (to include the aged, physically disabled, 
developmentally disabled, mentally ill or children). Policy 135.6.7 was also amended to include 
the term "special needs populations" as defined in Rule 67-37.002(30) Florida Administrative 
Code, which characterizes special needs as persons with developmental disabilities, persons 
with mental illness and substance abuse, persons with AIDS and HIV disease, runaway and 
abandoned youth, farm workers, the homeless, the elderly and persons with disabilities. 

OBJECTIVE 135.7: DISPLACEMENT. Uniform and equitable treatment for persons and 
businesses displaced by state and local government programs will be provided. Complaints that 
such efforts and/or assistance were administered in a discriminatory manner may be filed with the 
Lee County Office of Equal Opportunity. throueh the Deoartment of Human Relations. (Amended 
bv Ordinance No. 98 09) 

Staff Comments: Objective 135.7: Displacement was changed to show the Lee County Office of 
Equal Opportunity will investigate an allegation of displacement made by persons and businesses 
displaced by state and local government in an advisory capacity. 
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POLICY 135.7.1: Lee County will eBnsure that reasonably located standard housing at 
affordable costs is available to persons displaced through public action plior to their 
displacement and will follow all obligations imposed by law or county policy, including those 
relating to equal provision of services. throueh the countv's Voluntarv Relocation Proeram. 

Staff Comments: Policy 135.7.1 was changed because there is no Voluntary Relocation 
Program in Lee County. 

POLICY 135.7.2: The county 1.vill suppott the effmts of local private non profit agencies to 
provide standard, affordable housing for Lee County's homeless through staff support, refen-als, 
and financial assistance 1,vhere annlicahle. (,.'\mended hv Ordinance No. 00 22) 

Staff Comments: Policy 135.7.2 was removed because it is not relevant to its objective. 
Objective 135.7 deals with displacement by state and local programs but Policy 135.7.2 deals 
with all homeless persons not just those displaced by public action. 

POLICY 135.8.1: Assist the rehabilitation and adaptive use of historically significant housing 
through technical and economic assistance programs such as Community Development Block 
Grant and HOME funding, State Housing Initiatives Partnership eligibility, and emergency 
weatherization. Consider the incentives of prope1ty tax relief or abatement, transfer of 
development rights, and below market interest rate loans, consistent 1n•ith the Historic 
Preservation element. (Amended by Ordinance No. 94-30, 98-09) 

Staff Comments: In Policy 135.8.1, the county continues to provide technical and financial 
assistance through its HOME, CDBG and the historic preservation grant assistance programs, 
and historic preservation grant assistance is also available through the municipalities of Ft. 
Myers Beach and Bonita Sp1ings. With regard to the last sentence in Policy 135.8.1, the 
Histo1ic Preservation Board (HPB) has discussed the possibility of a tax relief or abatement 
program for hist01ic properties that are rehabilitated. However, the HPB decided against the 
implementation of such a program as it is most successfully implemented in an area with larger 
historic buildings that need massive rehabilitation, such as downtown Ft. Myers or the Art Deco 
District in Miami Beach. 

POLICY 135.8.2: The county will assist prope1ty ov,rners of historically significant housing in 
applying for and utilizing state and federal assistance programs. (Amended by Ordinance No. 
00 22) 

Staff Comments: Policy 134.8.2 was removed as state and federal histolic preservation 
programs, for the most part, are not designed to provide assistance for the rehabilitation of 
privately held residential buildings. 

POLICY 135.9.2: Designate appropriate areas of the county as Neighborhood Districts CDBG 
Target areas and Neighborhood Strategy Areas, and can-y out the Depaitment of Human 
Services Neighborhood Distlict program activities in a timely and efficient manner. 
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POLICY 135.9.3: Plan and implement safe neighborhood programs in designated 
Neighborhood Improvement Dist1icts. (Added by Ordinance No. 94-30, 98-09) 

Staff Comments: Policy 135.9.2 - 135.9.3 were changed to update the names of programs and 
disttict titles with current information. 

CONCLUSIONS 

Based on the infmmation in Lee County's 2005 Housing Needs Assessment, it is recommended to 
change selected objectives and policies in the Housing Element to reflect CUITent conditions as 
delineated in Section A, above. 

B. STAFF RECOMMENDATION 

Planning staff recommends the Board of County Commissioners transmit these proposed amendments 
to Objectives and Policies of the Housing Element of the comprehensive plan. 
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PART III - LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

PUBLIC HEARING DATE: November 27, 2006 

A. LOCAL PLANNING AGENCY REVIEW: Staff provided a brief overview concerning the 
proposed amendments. One member of the LP A questioned why th~ projections in the Housing 
Element only went to the year 2025 when the Plan horizon is proposed to go to the year 2030. 
Staff explained that the Housing Element is required to use projections provided by the Shimberg 
Center for Affordable Housing which only go to the year 2025. These figures have been reviewed 
by DCA as part of the EAR and found to be sufficient. 

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT 
SUMMARY 

1. RECOMMENDATION: The LPA recommends that the Board of County Commissioners 
transmit the proposed amendments to the Housing Element. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The LPA accepted the findings of 
fact as advanced by staff. 

C. VOTE: 
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NOEL ANDRESS A YE 

DEREK BURR A YE 

RONALD INGE AYE 

CARLETON RYFFELL ABSENT 

RAYMOND SCHUMANN, ESQ AYE 
--

RAE ANN WESSEL A YE 

VACANT 
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PART IV - BOARD OF COUNTY COMMISSIONERS 
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

DATE OF TRANSMITTAL HEARING: December 13, 2006 

A. BOARD REVIEW: The Board of County Commissioners provided no discussion 
concerning the proposed plan amendment. This item was approved on the consent 
agenda. 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: The Board of County Commissioners voted to transmit the 
proposed plan amendment. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the 
findings of fact advanced by staff and the LP A. 

C. VOTE: 
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TAMMARA HALL 

BOB JANES 

RAY JUDAH 

FRANK MANN 

AYE 

AYE 

AYE 

AYE 
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS 
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS (ORC) REPORT 

DATE OF ORC REPORT: 

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS: 

B. STAFF RESPONSE: 
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PART VI - .BOARD OF COUNTY COMMISSIONERS 
HEARING FOR ADOPTION OF PROPOSED AMENDMENT 

DATE OF ADOPTION HEARING: 

D. BOARD REVIEW: 

E. BOARD ACTION AND FINDINGS OF FACT SUMMARY: 

1. BOARD ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

F. VOTE: 
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