LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING

2201 SECOND STREET, FORT MYERS, FL 33901

ROOM 118 (FIRST FLOOR)
MONDAY, FEBRUARY 23, 2026
9:00 AM

AGENDA

Call to Order/Review of Affidavit of Publication/Pledge of Allegiance

Public Forum

Election of Officers

Approval of Minutes — December 8, 2025

Lee Plan Amendment

A.

CPA2025-00003 US 41 Pugliese Multi-Family — Map Amendment

Amend Lee Plan Map 1-A, Future Land Use Map, to change the future
land use category of the 13.2-acre subject property from Suburban to
Urban Community. The property is located approximately a tenth of
a mile north of the intersection of South Tamiami Trail and
Timberlakes Drive.

CPA2025-00012 Amenity Improvement — Text Amendment
Amend Goal 13 and associated Objectives and Policies to allow for
golf courses and ancillary uses in the Mixed Use Planned
Development (MPD) zoning district subject to Settlement Agreement
Case No. 22 CA-002743 approved under Sec. 70.001 F.S.

Land Development Code Amendments

A.

Off-Street Parking and Loading Requirements (Amendments to
move provisions for parking design requirements from Chapter 34 to
Chapter 10 to more appropriately apply these requirements during
the Local Development Order process).

Outdoor Lighting Standards (Amendments to similarly relocate
outdoor lighting standards from Chapter 34 to Chapter 10 and
eliminate requirements that apply only internally to a site and do not
affect surrounding properties).



C. Turn Lane Extension Exemption (Amendments to Chapter 10 to
clarify decision-making authority and responsibilities for turn lane
extension exemptions for private or public roads).

7. Other Business

8. Adjournment

This meeting is open to the public. Interested parties may appear at the meeting
and be heard. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Ranice Monroe, (239) 533-0255, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact [miller@leegov.com.



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com

MINUTES REPORT
LOCAL PLANNING AGENCY
DECEMBER 8, 2025

MEMBERS PRESENT:

Ray Blacksmith Don Schrotenboer (Vice Chair)
Dawn Russell Stan Stouder (Chair)

Jennifer Sapen Henry Zuba

MEMBERS ABSENT:

Dustin Gardner

STAFF PRESENT:

Joe Adams, Asst. Cty. Atty. Brandon Dunn, Planning Manager
Nathan Beals, Utilities Lindsey Karczewski, Planning

Kate Burgess, Principal Planner, Planning  Janet Miller, DCD Admin.

Erika Compean Garcia, DCD Admin. Anthony Rodriguez, Zoning Manager

REPRESENTATIVES
Ms. Nilgun Kamp, AICP, Public Finance Group Manager and Principal Associate with Benesch

Agenda Item 1 — Call to Order, Review of Affidavit of Publication/Pledge of Allegiance

Mr. Stouder, Chair, called the meeting to order at 9:00 a.m.

Mr. Joe Adams, Assistant County Attorney, certified that the affidavit of publication for today’s meeting
was properly advertised.

Agenda Item 2 — Public Forum- None

Agenda Item 3 — Approval of Minutes — October 27, 2025

Mr. Schrotenboer made a motion to approve the October 27, 2025 meeting minutes. The motion
was seconded by Mr. Blacksmith. The Chair called the motion, and it passed 6-0.

Agenda Item 4 — Land Development Code Amendments

A. Fire/EMS Impact Fee Amendments

Mr. Dunn stated there are three separate Land Development Code amendments for the Local Planning
Agency’s review today. The first item (Fire/EMS Impact Fee amendments) will be presented by a
representative of Benesch (the consultant). The other two items (MPD Threshold and Floodplain
Management and Building Code amendments) will be addressed by staff. Mr. Dunn stated that Section
34-115 of the Land Development Code provides that the LPA’s role in reviewing amendments to the
Land Development Code is to make recommendations to the Board of County Commissioners as to the
consistency of the proposal with the adopted comprehensive plan.

Ms. Nilgun Kamp, AICP, Public Finance Group Manager and Principal Associate with Benesch gave an
overview of the Fire/EMS Impact Fee amendments along with a PowerPoint presentation. At the end of
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her presentation, she noted that on January 20, 2026, staff will ask the Board to direct the ordinance to
public hearing. On February 3, 2026, it will be scheduled for the adoption hearing.

Mr. Blacksmith stated he felt these amendments were long overdue and he complimented Ms. Kamp on
her presentation.

Mr. Stouder stated that retail seemed to be the most dramatically impacted/increased. He asked if there
was a reason that retail is at more of an increase than other categories.

Ms. Kamp stated the increase for retail relates to the changes to the demand side. She explained they use
data from the Institute of Transportation, Engineers Trip Generation Book, Hotel/Motel information, and
visitor information, etc. Ms. Kamp stated that these variables change more in the case of retail. It is
being kept at 50% of the current rate.

Mr. Stouder asked if there was a scientific reason that retail is dramatically increased compared to others.

Ms. Kamp stated it relates to how many people are at the retail sites compared to what the last study
calculated. As the data gets updated, it shows that there are more people per square foot at the retail sites
throughout the day.

Mr. Stouder asked what would happen to people that are already vested but have not pulled their building
permit yet. When someone pulls their building permit, will they pay the old rate or the new amount?

Mr. Adams stated that during today’s presentation, there was mention of a 90-day period for these impact
fee increases before they are effective. If the ordinance is adopted, there will be 90 days before the
impact fees become effective, so any building permits that are pulled now or for the first 90 days after the
ordinance is adopted, would be the old rates before they are updated.

Mr. Stouder gave a scenario where someone has the zoning in place and they obtain their building permit
before the 90 days, would they be locked in at the lower rate or exposed to the higher rate?

Ms. Kamp stated that impact fees cannot be collected any sooner than the building permit so if you are on
the 89" day of that 90 day period, you will get charged at the current schedule, not the increased one.
However, if you obtain your building permit after the 90 days, you will pay the higher amount.

Mr. Dunn stated that because the increases are 50%, they will be implemented over a four year period
(essentially 12¥2% per year over a four year period).

Mr. Stouder referred to Table 2 of 3 that shows three separate columns for retail (1% column - 40,000 sf
per 1,000 sq. ft., 2" column - 50,000 sf per 1,000 sq. ft, and 3" column - Greater than 150,000 sf per
1,000 sg. ft.). Even though there are three separate columns, Mr. Stouder noted the amounts are the same
for all three sizes.

Ms. Kamp stated this is part of the new data. The data being received is tiered for retail. The reason for
this is because in all cases the increase is more than 50%. Currently, there is only one retail number. All
of the categories default back to 50% higher. It will end up that there will not be any tiers, but just a
single category.

Mr. Stouder asked if we need three categories going forward or if it is just another level.
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Ms. Kamp stated they are checking to make sure that none of the categories are lower than 50%. If one
category is increasing 20%, then we do not necessarily want to automatically increase it to 50%.
However, because they are all increasing more than that, in reality, the county will continue to have one
single retail rate.

Mr. Stouder asked for clarification that having three categories might be beneficial if one category is not
as dramatically impacted.

Ms. Kamp stated that is correct.

The LPA had no further questions and there was no public in attendance that wished to comment on these
amendments, so the public comment portion was closed and the Chair called for a motion.

Mr. Blacksmith made a motion to find the Fire/EMS Impact Fee Amendments to be consistent with
the Lee Plan. The motion was seconded by Mr. Zuba. The Chair called the motion, and it passed
6-0.

B. MPD Threshold Amendments

Mr. Rodriguez gave an overview of the MPD Threshold amendments.

Ms. Russell stated she was in support of removing the threshold as well as having the increased
flexibility. However, she asked about the word “may” in the verbiage because it could be interpreted that
multiple uses are not a requirement. Does this verbiage mean that an MPD could possibly be all
residential?

Mr. Rodriguez stated that the Executive Regulatory Oversight Committee asked the same question. If the
verbiage says “may,” there is no requirement to mix the uses; however, there are other planned
development avenues whether it be a commercial planned development or a residential planned
development. In a case where someone just wants residential, there is nothing that would preclude a
developer or an applicant in a rezoning to request an MPD and propose only a residential planned
development. From staff’s perspective, they do not see a reason for someone to do that. These
amendments allow an initial entitlement to occur, whatever that development program looks like, and then
the Land Development Code provides an administrative process for amending planned developments.
One of the criteria an applicant must meet in this context is they are required to demonstrate that there is
no increase in density or intensity. Mr. Rodriguez stated that “intensity” can be measured in a variety of
different ways. If there is an instance with an MPD that proposes only residential and market demand
dictates non-residential square footage, there is an opportunity for an applicant to amend their
entitlements to introduce non-residential square footage as long as they can demonstrate that there is no
intensity increase in terms of offsite impacts, trip generation, utility demands, etc.

Ms. Sapen gave a scenario where instead of mixed uses, someone wanted to do all commercial. If staff
determines that it involves an intensity change that cannot be approved administratively, would it be
reviewed by the Hearing Examiner or the Board of County Commissioners?

Mr. Rodriguez stated that it is tied to the intensity definition. The Hearing Examiner does not have the
ability to approve intensity increases, much like staff. In instances where intensity is being increased, it
must go before the Board of County Commissioners for approval. However, Mr. Rodriguez noted that
there is an opportunity that is presented through these changes that allows an applicant to offset some of

Local Planning Agency
December 8, 2025 Page 3 of 5



the intensity increases through the analysis that is put forth as part of the support of an application of that
nature.

The LPA had no further questions, so Mr. Stouder opened this item for public comment.

Mr. Alan Freeman stated the following: 1) His company develops property throughout Lee County mostly
in the southern part of the county; 2) This amendment applies to some things they have been doing to
amend Section 940 for the mixed use planned development issue; 3) When they come in for zoning, it
may be a different market than when they actually effectuate the plan, which is the main reason they
support these amendments; 4) At the time of zoning, all of the impacts including what land uses they
propose as well as square footage limits, traffic impacts, and other impacts, are evaluated. His company
IS not asking to change any of that, and he gave an example of a project that is commercial and industrial
where there will be less square footage causing less impact; and 5) They deal with customers as they
come in and their proposals are consistent and compatible with what has been evaluated originally. Mr.
Freeman stated he was in support of these amendments as they make things a bit simpler, yet they do not
change evaluations of intensity and square footage, etc.

Ms. Amy Thibaut with Roetzel and Andress Law Firm stated the following: 1) She is here to speak in
favor of the proposed amendments to the Land Development Code; 2) She concurred with comments
made by Mr. Freeman and Mr. Rodriguez and added that when they work on MPD applications
oftentimes they are coming in with a mix of uses, potentially commercial and industrial or commercial
and residential. She noted that the market demand can change at any time. 3) The MPD still exists
because market demand can shift again at another point in time, thus potentially encouraging a mix of
uses down the road; 4) One question is “why are we not doing a single use planned development?” The
answer is that a single use planned development is one element of it; 5) Another question asked by two
other boards was “Is this going to eliminate the threshold altogether?” The answer is “no” because all
planned developments will still be evaluated on a site specific basis, so to the extent that a new MPD does
need some sort of threshold, that can be applied on a site specific basis. It is just not mandated by the
Land Development Code; and 6) These amendments allow for more flexibility and give some of these
existing improved MPDs a path forward to building out in terms of market demand without having to go
back before the Board of County Commissioners.

No other members of the public wanted to comment, so the public portion segment was closed. The LPA
had no further questions or comments, so the Chair called for a motion.

Ms. Russell made a motion to find the MPD Threshold amendments to be consistent with the Lee
Plan. The motion was seconded by Mr. Schrotenboer. The Chair called the motion, and it passed
6-0.

C. Floodplain Management and Building Code Amendments

Mr. Rodriguez provided an overview of the Floodplain Management and Building Code amendments.

The LPA had no questions, so the Chair opened this item for public comment. No members of the public
wished to comment so the public comment portion was closed.

Mr. Stouder stated he was in favor of removing barriers such as simplifying the mixed planned
development, as well as other clean-up items. He complimented staff and the Board of County
Commissioners for directing staff to do this.
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Ms. Sapen stated she agreed that redundancies can cause issues because if verbiage in the Land
Development Code is slightly different, it can be confusing.

Mr. Schrotenboer made a motion to find the Floodplain and Building Code amendments consistent
with the Lee Plan. The motion was seconded by Mr. Blacksmith. The Chair called the motion, and
it passed 6-0.

Agenda Item 5 — Other Business

Mr. Zuba made note that this would be Mr. Blacksmith’s last meeting since he did not seek
reappointment. He thanked Mr. Blacksmith for his opinions/input over the years and felt he always
stayed on topic. Although he has not always agreed with Mr. Blacksmith’s sentiments on
intensity/density, he was appreciative of Mr. Blacksmith’s service and support.

Mr. Blacksmith stated he has enjoyed being involved and has also enjoyed his time with the Local
Planning Agency.

Mr. Stouder concurred with Mr. Zuba’s comments and also stated that he appreciated Mr. Blacksmith’s
preparation and temerity when speaking on issues regardless of their popularity. He thanked Mr.
Blacksmith for his service and stated he would be missed. Everyone gave him a round of applause.

Agenda Item 6 — Adjournment

The meeting adjourned at 9:32 a.m.
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CPA2025-00003

US 41 Pugliese
Multi-Family
Map Amendment



STAFF REPORT FOR CPA2025-00003:
PUGLIESE MULTI-FAMILY CPA

|Lee County

Southwest (lorida
Privately Initiated Small-Scale Lee Plan Map Amendment
Recommendation: REQUEST
Adopt Amend Lee Plan Map 1-A, Future Land Use Map, to change the future land use category
of the 13.20-acre subject property from Suburban to Urban Community. The subject
Applicant: property abuts the west side of South Tamiami Trail and boarders the east side of the
Land America, LLC Forest Country Club. Just one and a half miles north of the subject property is the
intersection of South Tamiami Trail and Ben C Pratt Six Mile Cypress, and less than a
Representatives: quarter of a mile south of the subject property is Island Park Road.
Quattrone & Associates INC
SUMMARY
Amended Element(s): This is a privately initiated, small-scale Comprehensive Plan Amendment to the Future

Land Use Map (Map 1-A), to change the future land use category of the subject
property from Suburban to Urban Community.

Future Land Use

Planning District:
District 13

PROPERTY LOCATION
The subject property is located along the west side of South Tamiami Trail and abuts
the eastern edge of the Forest Country Club.

Commiissioner District:
District 3

Hearing Dates:
LPA: February 23, 2026

BoCC #1: TBD

Attachment(s):
1: Map Amendment

2: Applicant Materials

Figure 1: Aerial location of the subject property

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) adopt the proposed
amendment based on the analysis and findings provided in this staff report.




PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The proposed amendment is a privately initiated, small-scale Comprehensive Plan Amendment to the
Future Land Use Map (Map 1-A), to change the future land use category of the 13.20-acre subject property
from Suburban to Urban Community. The two parcels comprising the subject property are currently zoned
C-1 Commercial District.

The subject property is undeveloped and almost entirely vegetated. Clara Point LLC, the applicant, has
indicated plans to develop the site for multi-family housing. The C-1 zoning district allows Dwelling Unit:
Multi-Family as a permitted use. The applicant has not yet submitted a development order (DO)
application or concept plan to verify that this is the intended use.

The County’s Future Land Use Map does not currently depict any wetlands on the subject property.
However, the application materials indicate that wetlands are present on the property. If the State
determines that wetlands exist on the property, future development will be required to meet the state
permitting standards for wetlands.

Additionally, Lee Plan Map 5-A identifies the subject property within the Coastal High Hazard Area (CHHA).

Future Land Use Category

The subject property is currently within the Suburban future land use category, which allows a mixture of
residential and commercial uses and does not permit industrial uses. Policy 1.1.5 describes the Suburban
future land use category and is reproduced below.

POLICY 1.1.5: The Suburban future land use category will consist of predominantly
residential areas that are either on the fringe of the Central Urban or Urban Community
future land use categories or in areas where it is appropriate to protect existing or
emerging residential neighborhoods. This category provides housing near the more urban
areas but does not provide the full mix of land uses typical of urban areas. Industrial land
uses are not permitted. This category has a standard density range from one dwelling unit
per acre (1 du/acre) to six dwelling units per acre (6 du/acre). The maximum total density
may only be increased to eight dwelling units per acre (8 du/acre) utilizing Greater Pine
Island Transfer of Development Units except in areas that specifically prohibit bonus
density. Other forms of bonus densities are not allowed.

The Suburban future land use category is intended to serve as a predominantly residential area,
prohibiting industrial land uses and supporting low to moderate residential densities. It protects the
character of existing and emerging neighborhoods where appropriate.

The subject property is located on a major arterial road within an area of the county that includes a
mixture of established uses, including relatively intense commercial uses, multi-family residential and
single-family residential, as well as industrial uses. The Tamiami Trail corridor is also served by public
transit, with multiple bus stops within walking distance of the site.

Community Plan Area
The subject property is not within, adjacent to, or abutting a Community Plan Area.



Planning District

The subject property is in the San Carlos Planning District (District 13). Table 1(b) in the Lee Plan displays
projected allocations for the year 2045 for each Planning District. The proposed amendment to the Future
Land Use Map will change the subject property’s future land use category from Suburban to Urban
Community. In District 13, the Suburban future land use category allocates 2,069 acres for residential
development, and the Urban Community future land use category allocates 1,207 acres for residential
development. District 13 allocates 938 acres for commercial uses in all future land use categories. The
subject property has a total acreage of 13.20 acres, and any future development is not anticipated to
exceed the Planning District’s allocated acreage for those uses.

Surrounding Properties
The subject property comprises two parcels on the west side of South Tamiami Trail (US 41),

approximately 1 mile north of Alico Road.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
North Suburban C-1 Commercial
East Urban Community C-1,IL Commercial, Light Industrial
South Suburban C-1, RM-2 Commercial/Vacant/Residential
West Suburban RM-2 Residential

Table 1 above describes the subject property’s surrounding uses and zoning categories. The surrounding
development includes a mix of commercial, residential, and light industrial uses. The property to the north
is zoned commercial (C-1) and supports an appliance store and an automobile sales operation. The
properties along the east side of US 41 are zoned commercial and light industrial (C-1, IL), including uses
such as RV sales and service, retail commercial, and an industrial park. South of the subject property is
zoned commercial (C-1) and supports a flooring store. The access point to Forest Boulevard is
approximately a tenth of a mile south of the subject property along US 41, leading to The Forest County
Club community, which contains multi-family and single-family development around a golf course.
Timberlakes Drive, a private road that runs through the multi-family portion of the adjacent residential
community, is immediately adjacent to the western property line of the subject property.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development
in the county. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee
Plan divides these elements into chapters, which are further supported by goals, objectives, standards,
and policies. Lee Plan Chapter Xlll, entitled Administration, section “d” addresses Amendments to the
Plan. The applicable paragraph is reproduced below.

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
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163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The subject
application requests privately initiated map amendments to the Lee Plan, meaning it has been requested
by an entity other than the County and follows the amendment process described in Florida Statutes
section 163.3184. The applicant has met the procedural requirements in AC 13-6 and Florida Statutes.

The 13.20-acre subject property is well below the 50-acre threshold for small-scale amendments, and no
text amendments are proposed. The proposed amendment is a small-scale amendment under F.S.
163.3187, which will require one public hearing before the Local Planning Agency for recommendation to
the BOCC and one adoption hearing with the BOCC.

Small-scale development amendments may not become effective until 31 days after adoption.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within the county. Where goals, objectives,
standards, or policies of particular elements conflict, those conflicts will be resolved based on an analysis
of the Lee Plan altogether. The Lee Plan analysis included in this staff report considers the proposed
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall
consistency with the Lee Plan.

Lee Plan Policy 1.1.5 describes the Suburban future land use category, which generally allows a mixture
of residential and commercial uses. This policy is included in full on page 2 of this report. The applicant
argues that the existing Suburban future land use category is no longer appropriate for the subject
property given the surrounding development characteristics. The two parcels are adjacent to US 41/South
Tamiami Trail, a major arterial roadway. The area around the site includes a residential neighborhood to
the west, zoned RM-2 Multiple Family. The properties located to the north, east, and south of the subject
property are zoned C-1 Commercial. Additionally, the subject property’s underlying zoning is C-1
Commercial. The C-1 zoning district allows for a more intense array of non-residential land uses, including
animal clinics, contractors and builders’ offices, schools, and vehicle dealerships. The Suburban future
land use category prioritizes the protection of emerging residential neighborhoods and permits lower
maximum densities than the proposed Urban Community future land use category. Given the subject
property's location relative to major roadways and commercial and residential developments, the
Suburban designation no longer reflects the area's existing conditions.

The applicant is proposing to change the subject property’s future land use category to Urban Community.
Policy 1.1.4 describes the Urban Community future land use category and is reproduced below.

POLICY 1.1.4: The Urban Community future land use category are areas characterized
by a mixture of relatively intense commercial and residential uses. The residential
development in these areas will be at slightly lower densities then other future urban
categories described in this plan. As vacant properties within this category are developed,
the existing base of public services will need to be maintained which may include
expanding and strengthening them accordingly. As in the Central Urban future land use
category, predominant land uses in this category will be residential, commercial, public
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and quasi-public, and limited light industrial with future development encouraged to be
mixed use, as described in Objective 11.1, where appropriate. The standard density range
is from one dwelling unit per acre (1 du/acre) to six dwelling units per acre (6 Future Land
Use 11I-2 April 2024 du/acre), with a maximum total density of ten dwelling units per acre
(10 du/acre). The maximum total density may be increased to fifteen dwelling units per
acre (15 du/acre) utilizing Greater Pine Island Transfer of Development Units.

The Urban Community future land use category applies to future urban areas of Lee County, intended to
support urban activities, allow bonus density, and encourage a mix of uses. Urban Community properties
are supported by public services that may need expansion as development occurs. The Lee Plan permits
a standard density range of 1 to 6 dwelling units per acre, or up to 10 dwelling units per acre using the
County’s bonus density program.

Urban Community is well-suited for the site, given the existing conditions of the surrounding area. The
subject property is adjacent to US 41 and abuts a saturated area of established urban community
properties just on the other side of US 41. The nearby properties are developed with a mix of residential
and commercial uses, and public facilities are readily available to serve the future development of the
site. Additionally, Urban Community’s higher maximum density through the County’s Bonus Density
program would support nearby employment hubs, potentially resulting in more efficient traffic patterns,
particularly with the existing public transit facilities. The characteristics of the subject property are more
consistent with the Urban Community future land use category than the existing Suburban designation.

Objective 2.2 from the Lee Plan describes that future growth in Lee County should be concentrated in
areas where public infrastructure is already in place or guaranteed, and where development can occur in
a consistent and cohesive manner. The objective is reproduced below.

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 §163.3164, Fla. Stat.) will be granted only when consistent with the provisions of
$§163.3202(2)(g) and § 163.3180, Fla. Stat. and the concurrency requirements in the LDC.

The properties around the subject site include a mixture of developed and vacant sites and there are
adequate public facilities available. Development of the site will result in a cohesive and contiguous
development pattern. There are currently public facilities and services available at the site, allowing the
subject property to be developed in a timely manner. The proposed amendment would facilitate infill
development in an area with adequate public facilities and compact development patterns, consistent
with Lee Plan Objective 2.2.

Policy 5.1.5 protects existing and future residential areas from any violation of uses that could be harmful
to the character and integrity of the residential environment. The policy is reproduced below.

POLICY 5.1.5: Protect existing and future residential areas from any encroachment of
uses that are potentially destructive to the character and integrity of the residential
environment. Requests for conventional rezonings will be denied in the event that the
buffers provided in the LDC, Chapter 10, are not adequate to address potentially
incompatible uses in a satisfactory manner. If such uses are proposed in the form of a

Staff Report for LPA February 13, 2026
CPA2025-00003 Page 5 0of 9



Planned Development or special exception and generally applicable development
regulations are deemed to be inadequate, conditions will be attached to minimize or
eliminate the potential impacts or, where no adequate conditions can be devised, the
application will be denied altogether. The LDC will continue to require appropriate buffers
for new developments.

The subject property is in an area with a variety of residential, commercial, and light industrial uses. The
Urban Community future land use category includes all use categories permitted under the current
Suburban future land use category, as well as limited light industrial uses, when approved through the
Planned Development process?. These uses are already present on the western side of Tamiami Trail, and
the commercial uses adjacent to the site are intense commercial uses (car sales and a flooring center).
Future development of the property must comply with the applicable Land Development Code standards,
including requirements for buffering and other property development regulations, to help mitigate any
potential incompatibilities with the surrounding development. Additionally, the subject property fronts
US 41, meaning the proposed development will not intrude into a predominantly residential area. The
proposed future land use map amendment is consistent with Policy 5.1.5; it does not introduce
incompatible uses and would not impair the character and integrity of the surrounding residential uses.

Policy 101.1.4 sets forth requirements for density increases within the CHHA. Both Suburban and Urban
Community future land use categories support a maximum standard density of six (6) dwelling units per
acre. Unlike the Suburban future land use category, Urban Community does allow general Bonus Density.
The applicant has not indicated whether the proposed development will utilize Lee County’s Bonus
Density Program. If Bonus Density is proposed through a Bonus Density Application at Development
Order, staff will assess the appropriateness of the request, consistent with the Lee Plan requirements,
specifically with Policy 101.3.5. Additionally, any future residential development on this site would require
flood and storm mitigation in accordance with the Lee Plan, LDC, Florida Building Code, and other
applicable regulations. The proposed map amendment is consistent with Lee Plan Policy 101.1.4, as it
does not increase standard densities.

SERVICE AVAILABILITY

Site-specific impacts on public services and service availability will be examined in any future development
applications for construction on the impacted site. Preliminary analyses of the request are based on the
“worst case scenario” for the proposed Future Land Use change.

Transportation: The CPA application is required to provide an analysis of the highest potential trip-
generation scenario permissible under the proposed comprehensive plan designation. While the applicant
has stated that the development is contemplated as “multi-family,” no companion applications have been
filed. The highest potential trip generator under the proposed Future Land Use designation is ITE Land
Use Code 821 (Shopping Plaza (40k-150k; with Supermarket), generating a peak potential of 816 PM Peak
Hour Trips. Lee County Department of Transportation analyzed the short-range (5 years) and long-range
(20 years) level of service (LOS) analyses based on the highest trip-generating use scenario.

1 See Policy 7.1.2
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5-Year Analysis (2030)

The 5-year analysis indicates the following roadway segments are forecasted to operate at the following

LOS without and with the proposed change, respectively:

S Year Analysis (2030)
Level of Service (LOS)
Roadway Segment Location
LOS without Change LOS With Change
US 41 N. of Daniels Pkwy F 1.16 F 1.17
N. of Six Mile Cypress Pkwy F 1.06 F 1.09
N. of Site F 1.35 F 1.42
S. of Site F 1.14 F 1.22
S. of Alico Rd F 1.19 F 1.24
Alico Rd E. of US 41 C 0.47 C 0.50
Gladiolus Dr W. of US 41 C 0.91 C 0.93
W. of Summerlin Rd C 0.51 C 0.52
W. of Winkler Rd C 0.51 C 0.52
Summerlin Rd S. of Gladiolus Dr C 0.64 C 0.66
S. of Winkler Rd C 0.64 C 0.66
Six Mile Cypress Pkwy E. of US 41 F 1.34 F 1.36
E. of Metro Pkwy C 0.89 C 0.91
Metro Pkwy N. of Six Mile Cypress Pkwy C 0.56 C 0.57
Cypress Lake Dr W. of US 41 C 0.81 C 0.81
Daniels Pkwy E. of US 41 C 0.8 C 0.84

Long Range Horizon Analysis (2045)
The Long Range 2045 Horizon LOS analysis indicates the following roadway segments are forecasted to

operate at the corresponding Level of Service (LOS) without, and with the proposed change, respectively:

Long Range 2045 Horizon LOS Analysis (2045)

Level of Service (LOS)
Roadway Segment Location
LOS without Change LOS With Change
US 41 N. of Daniels Pkwy F 1.02 1.04
N. of Six Mile Cypress Pkwy C 0.85 D 0.89
N. of Site F 1.10 F 1.17
S. of Site F 1.07 F 1.14
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S. of Alico Rd C 0.86 D 0.91
Alico Rd E. of US 41 C 0.80 C 0.83
Gladiolus Dr W. of US 41 F 1.06 F 1.08
W. of Summerlin Rd C 0.61 C 0.62
W. of Winkler Rd C 0.68 C 0.69
Summerlin Rd S. of Gladiolus Dr C 0.82 C 0.83
S. of Winkler Rd C 0.74 C 0.76
Six Mile Cypress Pkwy E. of US 41 C 0.56 D 0.57
E. of Metro Pkwy C 0.52 C 0.53
Metro Pkwy N. of Six Mile Cypress Pkwy C 0.48 C 0.49
Cypress Lake Dr W. of US 41 C 0.78 C 0.78
Daniels Pkwy E. of US 41 C 0.88 C 0.89

Differences are noted in the two analysis scenarios above, in which the 5-Year Analysis (2030) appears to
have a greater traffic impact than the Long-Range Horizon Analysis (2045).

The differences in the forecasted background traffic impacts between the 2030 and 2045 scenarios are
due to how growth is calculated under short-term and long-range analysis methodologies. The 5-year
analysis uses a "linear" forecasting method, applying a minimum 2% (or greater) annual growth rate
directly to the recorded traffic volumes on existing roads, creating the appearance that traffic volumes
can greatly exceed 100% of roadway capacity. In contrast, the 20-year analysis uses a regional travel
model that "balances" the traffic volumes on the network by assuming traffic will redistribute to other
roads and interact with other land uses.

While these two forecasting methods produce different results, both are standard practice and have been
applied correctly before project traffic volumes were added to the roadway network. The 2030 analysis
highlights pressure on the local road network under a minimum annual growth rate, while the 2045
analysis reflects long-term regional patterns that adjust to localized congestion. Ultimately, both
scenarios show that US 41 and potentially Six-Mile Cypress Parkway will exceed their carrying capacity
with or without the proposed project.

Regarding roadway maintenance, US 41, Six Mile Cypress Parkway (between US 41 and Metro Parkway),
and Metro Parkway are owned and maintained by the State of Florida. Alico Road, Daniels Parkway,
Gladiolus, Cypress Lake Drive, and Summerlin Rd are arterial roads owned and maintained by Lee County.

Based on this analysis, Lee County DOT finds the application consistent with the Lee Plan and LOS
standards.
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LeeTran: The proposed development is within one-quarter mile of a fixed-route corridor and the closest
bus stop is #11561 - located approximately 250 feet to the south of the subject property. The letter also
states that the developer may be required to incorporate improvements. Any such improvements will be
reassessed at the time of Development Order review. Based on the letter of availability, public transit is
available to serve the subject property.

Utilities: The subject property is within the Lee County Utilities' water infrastructure, as shown on Map 4-
A, and the Forest Utilities Franchise sewer infrastructure. Both utility providers have issued letters of no
objection to the proposed future land use change.

Fire/EMS: San Carlos Park Fire Protection and Rescue Service District has provided a letter of availability.
This letter indicates that the San Carlos Park Fire Protection and Rescue District can provide fire and EMS
services to the subject property.

Sherrif: The Lee County Sherrif’s Office has provided a letter of availability. This letter confirmed that Lee
County police services will be ready to serve the subject property.

Solid Waste: The Future Land Use Map amendment to redesignate the subject property from Suburban
to Urban Community does not increase the capacity needs of Lee County’s solid waste program.

Lee County School District: The Lee County School District has provided a letter of availability and has
stated that the proposed map amendment will not negatively impact school concurrency for the School
District of Lee County.

Site-specific impacts to public services and availability of service will be examined in any future
development applications for construction on the impacted site.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:

o Thesubject property is located on S. Tamiami Trail, a major arterial, and is adjacent to other Urban
Community designated properties, minimizing the effects of urban sprawl.

e The characteristics of the subject property are more consistent with the Urban Community future
land use category than the existing Suburban designation.

e Future development must be in compliance with Coastal High Hazard (CHHA), FEMA floodplain,
and Land Development Code requirements and standards.

e Utilities and other public services and infrastructure are already established, with no availability
issues for development of the subject property, making it an ideal infill development opportunity.

e The applicant has provided all the required documentation for the proposed amendments
according to AC 13-6.

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

» Map 1A Existing Future Land Use Map

» Map 1A Proposed Future Land Use Map



































































































































































































































































































































































































CPA2025-00012

Amenity
Improvement
Text Amendment



STAFF REPORT FOR CPA2025-00012:
Amenity Improvement Amendment

Privately Initiated Lee Plan Text Amendment

REQUEST
Recommendation: Amend the text of Goal 13 of the Lee Plan to allow golf courses and ancillary uses in
Transmit Mixed Use Planned Developments (MPD), subject to Settlement Agreement Case No.

22-CA-002743.1

Applicant:

CAM?7 SUB, LLC SUMMARY

The applicant requests to amend Lee Plan Goal 13, Private Recreational Facilities in the
. DR/GR, to allow for the development of a golf course amenity and other ancillary uses
Representatives: to a residential development as part of a Mixed Use Planned Developments (MPD) in
Stacy Hewitt, AICP the DR/GR Future Land Use Category within Southeast Lee Community Plan Area.
IR LT RN il oo/ B Specifically, this amendment addresses amenity uses permitted in the Kingston
Architecture Development. The proposed amendment will follow the Expedited State Review
process in the Florida Statutes.

Property Location:

NA PROPERTY LOCATION

The property associated with these amendments is located one (1) mile west of the Hendry
Size: County boundary between State Road 82 and the Collier County boundary to the south.

NA

Planning District:
District #18 (Southeast Lee
County)

Commiissioner District:
Districts #2 & #3

Hearing Dates:

LPA: February 23, 2026
BoCC #1: TBD

BoCC #2: TBD

Attachment(s):

1: Text Amendment
2: Applicant Materials

Figure 1: Location map of the existing Kingston MPD.

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) transmit the
proposed amendment as shown in Attachment 1.

! See Stipulated Settlement Agreement for Case No. 22-CA-002743



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND & REQUEST

The proposed text amendments address golf courses and ancillary uses within the Density
Reduction/Groundwater Resource (DR/GR) Future Land Use Category in the Southeast Lee County
Community Plan Area (SE Lee) and a potential inconsistency between Goal 13 and Chapter 13:
Administration, of the Lee Plan. Currently, the Lee Plan permits golf courses in DR/GR only through a
Private Recreation Facilities Planned Development (PRFPD). The proposed amendment would broaden
the language in the Lee Plan to allow golf courses and ancillary uses within the MPD subject to Settlement
Agreement Case No. 22-CA-002743, known as the Kingston MPD.

In 2019, the Board of County Commissioners denied DCI2011-00007, which sought to rezone the subject
property to Industrial Planned Development (IPD) to support a new mine. After the denial, the applicant
entered into a court-ordered settlement agreement with the County that ultimately led to the creation of
the Kingston Development.

Part Il of the settlement agreement sets forth the parties' covenants, warranties, and other
representations, to which Lee County was a party. Item 4.f. of this section provides that the parties will
enter into a Development Agreement that will be considered part of the court-ordered Stipulated
Settlement Agreement. The Development Agreement in 4.B. provides that “the property will be
designated and treated as a Mixed-Use Planned Development,” which is how the property subsequently
received an MPD zoning designation.

Per the settlement agreement, the proposed development permitted a variety of uses, including
residential, residential amenities, and recreational areas. The applicant wants to include a golf course, a
reasonable residential amenity, within parcels 8A, 8B, and 9. However, Lee Plan Goal 13 only allows golf
courses in DR/GR within a Private Recreation Facilities Planned Development (PRFPD).

Per Lee Plan Chapter 13, Administration, “Development authorized by court order resulting from litigation
in which Lee County was a party,” is “considered consistent with the Lee Plan.” Therefore, the Kingston
Development, as approved under the Settlement Agreement, is consistent with the Lee Plan; however, it
is an MPD, not a PRFPD, as required by Goal 13 for a golf course.

The Lee Plan requirements for private recreational facilities in DR/GR and the PRFPDs were created in
response to a privately initiated text amendment application, PAT-98-08, which sought to allow a golf
course in DR/GR on the premise that DR/GR included the only areas of land in the county large enough to
support golf courses. The transmitted amendments were sent to the Department of Community Affairs
(DCA, the equivalent of the current Department of Commerce), which raised numerous concerns about
how the proposed amendment would affect the DR/GR. Ultimately, the amendment turned into its own
goal, Lee Plan Goal 16, with specific zoning regulations in LDC Chapter 34. Goal 16 moved to Goal 13 with
a county-initiated reorganization amendment in 2018. Minimal changes have been made via Ordinance
21-09, which mostly removed outdated references.

The applicant is reconciling the disparity between the requirements of Lee Plan Goal 13, Lee Plan Chapter
13, and the zoning designation set forth in the Settlement Agreement by creating an exception within
Goal 13 to permit the golf course in the MPD, subject to the Stipulated Settlement Agreement. The
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requested amendment applies only to the subject property and does not affect any other properties
within the Southeast Lee Community Plan Area or DR/GR.

Future Land Use Categories

The proposed amendment applies to properties within the DR/GR and Wetlands future land use
categories, but specifies the settlement agreement. The DR/GR and wetlands future land uses are
considered non-urban categories. Lee Plan Policy 1.4.5 states that the DR/GR land use category applies to
areas that provide substantial recharge to aquifers and that are most suitable for physical withdrawal of
water. The policy is reproduced below.

POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) future land use
category includes upland areas that provide substantial recharge to aquifers most suitable
for future wellfield development. These areas also are the most favorable locations for
physical withdrawal of water from those aquifers. Only minimal public facilities exist or
are programmed.

1. New land uses in these areas that require rezoning or a development order must
demonstrate compatibility with maintaining surface and groundwater levels at their
historic levels utilizing hydrologic modeling, the incorporation of increased storage
capacity, and inclusion of green infrastructure. The modeling must also show that no
adverse impacts will result to properties located upstream, downstream, as well as
adjacent to the site. Offsite mitigation may be utilized, and may be required, to
demonstrate this compatibility. Evidence as to historic levels must be submitted as part
of the rezoning application and updated, if necessary, as part of the mining
development order application.

2. Permitted land uses include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential
uses at a maximum Future Land Use 11-8 April 2024 standard density of one dwelling
unit per ten acres (1 du/10 acres). See Objectives 33.2 and 33.3 for potential density
adjustments resulting from concentration or transfer of development rights.

3. Private Recreational Facilities may be permitted in accordance with the site locational
requirements and design standards, as further defined in Goal 13. No Private
Recreational Facilities may occur within the DR/GR land use category without a
rezoning to an appropriate Planned Development zoning category, and compliance
with the Private Recreation Facilities performance standards, contained in Goal 13.

The Wetlands future land use category is described in Lee Plan Objective 1.5 and Policy 1.5.1. Objective
1.5 states that all lands that the state recognizes as wetlands are within the Wetland future land use
category. Policy 1.5.1 provides that the allowed uses within the Wetlands future land use category include
very low-density residential uses and recreational uses that will not adversely affect the ecological
functions of wetlands. Objective 1.5, Wetlands, is reproduced below.

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are
identified as Wetlands in accordance with § 373.019(27), Fla. Stat. through the use of the
unified state delineation methodology described in Fla. Admin. Code R. 62-340, as ratified and
amended in 8 373.4211, Fla. Stat.

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses
and recreational uses that will not adversely affect the ecological functions of wetlands.
All development in Wetlands must be consistent with Goal 124. The maximum density is

Staff Report for LPA February 13, 2026
CPA2025-00012 Page 3 of 11



one dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided in Table
1(a) and Chapter XIII.

POLICY 1.5.2: When the exact location of Wetlands boundaries is in question, Chapter
X1 provides an administrative process to precisely define the boundary.

POLICY 1.5.3: Wetlands that are conservation lands will be subject to the provisions of
Policy 1.4.6 as well as the provisions of Objective 1.5. The most stringent provisions of
either category will apply. Conservation wetlands will be identified on the Future Land
Use Map to distinguish them from non-conservation wetlands.

The applicant is not proposing any changes to these policies, nor to the Future Land Use Map designation
on the property to which the proposed text amendment would apply.

Community Plan Area

The proposed text amendment directly impacts properties that are completely within the Southeast Lee
Community Plan Area. The Southeast Lee County Community Planning Area primarily encompasses lands
south of SR 82, east of Fort Myers, RSW, the City of Estero, and the City of Bonita Beach, and north of
Bonita Beach Road. Lee Plan Goal 33 contains the Community Plan Area’s objectives and development
policies. The general description for Goal 33 is reproduced below.

GOAL 33: SOUTHEAST LEE COUNTY. Protect Southeast Lee County’s natural
resources through public and private acquisition and restoration efforts. Development
incentives will be utilized as a mechanism to preserve, enhance, and protect natural
resources, such as regional flow-ways and natural habitat corridors in the development of
privately owned land. Allowable land uses will include conservation, agriculture, public
facilities, low density or clustered residential, natural resource extraction operations, and
private recreation facilities; allowable land uses must be compatible with protecting
Southeast Lee County’s environment.

This goal is supported by three (3) objectives: Objective 33.1, Water, Habitat, and Other Natural
Resources; Objective 33.2, Residential and Mixed-Use Development; and Objective 33.3, Southeast Lee
County Transfer of Development Rights Program. Generally, these objectives protect natural resources,
limit development to areas indicated in Map 2-D, and incentivize moving development to other parts of
the County.

Planning District

The Subject property is located in the Southeast Lee Planning District (District 18), which allocates 4,742
acres to the DR/GR FLUC and no acreage to Wetlands FLUC for residential development. District 18
allocates 333 acres to Commercial and Industrial uses. However, this number is also limited by Policy
33.2.5, which sets the maximum commercial floor area within the Southeast Lee Community Plan Area to
300,000 square feet. No changes are proposed or necessary to Table 1(b) as part of the text amendment.

Surrounding Area

The Kingston development spans approximately 7 miles north to south, from SR 82 to the Collier County
boundary, and comprises many parcels of land. Given its expansive nature, a typical analysis of
surrounding properties is not feasible. Instead, the table below identifies the development types
surrounding the Kingston development; however, the proposed golf courses, which this amendment
would facilitate, are internal to Kingston and would not affect the surrounding development.
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DIRECTION DESCRIPTION COMM:;EI;Y PLAN DEVELOPMENT TYPE
NORTH Lehigh Acres Lehigh Acres Pre-platted single-family lots
EAST Wildcat Farms Southeast Lee Large lot agricultural subdivision
. Corkscrew Regional Ecosystem
SOUTH Collier County NA Watershed (CREW) Marsh Preserve
WEST Imperial Marsh Preserve Southeast Lee Prfes:erve with §ome surrounding
mining operations.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development
in the county. Florida Statutes require comprehensive plans to include specific elements. The Lee Plan is
divided into elements (chapters), each of which is further supported by goals, objectives, standards, and
policies. Lee Plan Chapter XIll, entitled Administration, section “d” addresses Amendments to the Plan.
The applicable paragraph is reproduced below.

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The subject
application requests privately initiated text amendments to the Lee Plan, meaning it has been requested
by an entity other than the County and follows the amendment process described in Florida Statutes
section 163.3184. The applicant has met the procedural requirements in AC 13-6.

Because the applicant is proposing a change to the Lee Plan that affects a Community Plan Area, one
public information meeting is required before the application is found sufficient under Lee Plan Policy
17.3.2. The applicant has provided a summary, public notice, and maps for the community meeting held
at the Craft Lounge at Verdana Village on Thursday, November 19, 2025, at 5:30 p.m. The summary stated
that there were no members of the public at the meeting. The applicant has met the public input
requirements of Lee Plan Objective 17.1.

The proposed text amendment will follow the Expedited State Review process under F.S. 163.3184(3),
which will require one public hearing before the Local Planning Agency for recommendation to the BOCC
and two public hearings with the BOCC. Applications that follow the Expedited State Review process also
require review by the State Reviewing Agencies.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within unincorporated Lee County. Where goals,
objectives, standards, or policies of particular elements conflict, those conflicts will be resolved based on
an analysis of the Lee Plan as a whole. The Lee Plan analysis in this staff report outlines the proposed
amendments and their consistency with the most applicable Lee Plan goals, objectives, and policies to
assess appropriateness.
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The Lee Plan consists of fourteen chapters. The first twelve chapters contain the state-required and
optional elements for all comprehensive plans. Chapter 13, entitled “Administration,” provides the details
on how the County interprets the Lee Plan. Chapter 13, section A, establishes the effect and legal status
of the plan. Section A, part 1, states that all of the approvals listed in this section are considered consistent
with the Lee Plan, subsection d of Part 1 includes, “Development authorized by court order resulting from
litigation in which Lee County was a party.” This means that development resulting from a court order,
specifically the Kingston MPD resulting from the Stipulated Settlement Agreement, is considered
consistent with the Lee Plan. As noted previously, the Kingston Development was approved by a court
order (a stipulated settlement agreement) to which the county was a party. The settlement agreement
allows a variety of uses, including residential uses, their amenities, and ancillary uses. Golf courses are a
reasonable amenity for residential uses. The applicant’s proposed golf course will be an amenity to a
residential pod within the development, consistent with all the requirements of the settlement
agreement. Under Chapter 13, this is consistent with the Lee Plan. However, the zoning resulting from
the settlement agreement conflicts with the standard requirements for golf courses in DR/GR under Goal
13.

The proposed amendments are fully within Lee Plan Goal 13, entitled Private Recreational Facilities in
DR/GR, which provides specific requirements, including specific zoning district designations, for all types
of private recreational facilities, including golf courses, in DR/GR. Many of the requirements contained
within Goal 13 are standard requirements in the County’s Southeast Lee Community Plan Area, DR/GR,
and planned development applications.

According to Policy 13.2.1, “All private recreational facilities proposed within the DR/GR future land use
category must be reviewed as a PRFPD.” The PRFPD zoning designation is unique to private recreational
facilities within the DR/GR future land use category and was a direct result of DCA comments relating to
PAT-98-08, mentioned in the background section of this report. This zoning district may not be used in
any other future land use category and has its own use table and development standards separate from
those of other Planned Developments in Chapter 34 of the Land Development Code. Generally, planned
developments, as a zoning designation, are used to condition and strictly scrutinize development on a
particular parcel based on compatibility, environmental, or other concerns. The PRFPD designation was
created to condition and scrutinize development in the DR/GR to ensure all wildlife, sprawl, and water
resource concerns were adequately addressed in any potential development in this land use category.

The applicant has requested an amendment to Policy 13.2.1 to exempt golf courses and ancillary uses in
the Kingston MPD from the PRFPD zoning designation requirement. The PRFPD zoning district was created
to address compatibility concerns with development in the DR/GR future land use category, which the
settlement agreement referenced in the exemption has already examined in detail. The zoning district
name is arbitrary if the district's intent is met through another means, and the MPD associated with the
Settlement Agreement has examined the Kingston Development’s impact on water resources, wildlife,
surrounding properties, infrastructure, and more. The proposed exemption from the PRFPD zoning
district requirement for the MPD, specific to the Settlement Agreement, is not inconsistent with the
intent of Policy 13.2.1, as the concerns surrounding the creation of the PRFPD have already been
addressed in the Settlement Agreement and resultant MPD.

Objective 13.3 contains the general development regulations for private recreational facilities in the
DR/GR. Objective 13.3 currently contains nine (9) supporting policies. Objective 13.3 is reproduced below.
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OBJECTIVE 13.3: GENERAL DEVELOPMENT REGULATIONS. The protection of water
quality, quantity, natural resources, and compatibility will be addressed by additional
development controls that regulate the permitted uses, parcel size, density, intensity and
design of Private Recreational Facilities.

The applicant has requested that Policy 13.3.10 be added, which states that golf courses and ancillary uses
within the Kingston MPD, subject to the Settlement Agreement, are exempt from the requirement of this
objective but will comply with the development standards provided in the agreement. The following lists
each policy and its general requirements.

e Policy 13.3.1 requires all Private Recreation Facilities to submit a binding Master Concept Plan.

e Policy 13.3.2 requires environmental assessments for the proposed development.

e Policy 13.3.3 requires a demonstration of compatibility with the surrounding properties.

e Policy 13.3.4 requires a Pest Management program.

Policy 13.3.5 sets buffer requirements when buildings are located near an exterior property line.
Policy 13.3.6 provides general illumination/lighting standards.

Policy 13.3.7 encourages native and xeriscape vegetation.

Policy 13.3.8 provides the development standards, including setbacks, open space, and security.
e Policy 13.3.9 sets density and intensity limitations.

The requirements within Objective 13.3 or similar requirements meeting the intent of the requirements
in this objective are included in the Settlement Agreement. The MPD includes a binding Master Concept
Plan, initial environmental reports (with additional reports required at each level of development review),
buffer requirements and development standards, and specific density and intensity limitations. In an
instance where the MPD does not address a development standard, the County’s standard requirements
apply. The proposed amendment to exempt Kingston MPD from Policies 13.3.1 through 13.3.9 of
Objective 13.3 is consistent with the intent of Objective 13.3, as the applicable requirements have
already been addressed in the Settlement Agreement and resultant MPD.

Objective 13.4 addresses Water Quality, Quantity, and Surface Water Resources for private recreational
facilities within the DR/GR future land use category. Objective 13.4 is supported by eight (8) policies and
reproduced below.

OBJECTIVE 13.4: WATER QUALITY, QUANTITY, AND SURFACE WATER
RESOURCES. Private Recreational Facilities must be located, designed and operated in
such a way that they will not degrade the ambient surface or groundwater quality. These
facilities must be located, designed and operated in such a way that they will not adversely
impact the County's existing and future water supply. The location, design and operation
of Private Recreational Facilities must maintain or improve the storage and distribution
of surface water resources.

The applicant has requested to add Policy 13.4.9, which generally states that “water quality, quantity, and
surface water resources” within the MPD are subject to the requirements of the Settlement Agreement
and therefore exempt from Policies 13.4.1 through 13.4.8. Each of these policies is generally described
below.

Staff Report for LPA February 13, 2026
CPA2025-00012 Page 7 of 11



e Policy 13.4.1 requires all PRFPDs, including the associated water modeling, to be reviewed by
the County’s Natural Resources department.

o Policy 13.4.2 applies to properties near existing or proposed wellfields.

e Policy 13.4.3 requires surface and groundwater monitoring

e Policy 13.4.4 requires a pre-application meeting with Natural Resources before a PRFPD
application.

e Policy 13.4.5 requires PRFPDs within a wellfield protection zone to meet the strictest standards
of Zone 1, as defined in the Wellfield Protection Ordinance.

e Policy 13.4.6 provides requirements for flow-way corridors and flow-way restoration.

e Policy 13.4.7 requires compliance with Lee County and South Florida Water Management District
(SFWMD) surface water standards.

e Policy 13.4.8 provides requirements for development near potential drawdown zones for public
well development to utilize an alternative water supply.

The proposed text amendments, the Settlement Agreement, and all subsequent development
applications have been, or will be, reviewed by the County’s Natural Resources Department for
compliance with the standards set forth in the Settlement Agreement, associated MPD, and general
County regulations. Additionally, development is also subject to SFWMD permit requirements. The
Settlement Agreement established a Surface Water Quality Monitoring program, an enhanced lake
management program, and a hydrological restoration plan, as referenced in the proposed Policy 13.4.9
exemption language. The proposed amendment to exempt the Kingston MPD from Policies 13.4.1
through 13.4.8 is consistent with the intent of Objective 13.4, as the applicable requirements have
already been addressed in the Settlement Agreement and resultant MPD.

Objective 13.5 includes the requirements related to wildlife. This objective is supported by three (3)
policies. The objective is reproduced below.

OBJECTIVE 13.5: WILDLIFE. The location, design and operation of Private Recreational
Facilities will incorporate preservation and/or management activities that restrict the
unnecessary loss of wildlife habitat or impact on protected species, species of special
concern, threatened or endangered species.

The applicant has requested to add a fourth policy under objective 13.5 that states the Settlement
Agreement was found to be in the public’s interest, that the golf course amenity will be constructed
according to the settlement agreement requirements, and is therefore exempt from Policies 13.5.1
through 13.5.3. Each of these policies is generally described below.

e Policy 13.5.1 states that potential development may not have an adverse impact on wildlife
habitat.

e Policy 13.5.2 relates to fencing and its impact on animal movement.

e Policy 13.5.3 states that development must be designed and operated to conserve protected
species habitat.

The Kingston MPD has a Protected Species Management Plan and Human-Wildlife Coexistence Plan. All
zoning actions and development order applications will require analyses of the impact on wildlife in
accordance with the Settlement Agreement and County requirements. Conditions #3 and #4 in the
Settlement agreement address wildlife crossings and protected species. The proposed amendment to

Staff Report for LPA February 13, 2026
CPA2025-00012 Page 8 of 11



exempt the Kingston MPD from Policies 13.5.1 through 13.5.3 is consistent with the intent of Objective
13.5, as the applicable requirements have already been addressed in the Settlement Agreement and
resultant MPD.

Objective 13.6 is similar to the wildlife objective but addresses Natural Resources rather than wildlife.
This objective is supported by four (4) policies, and the applicant is requesting to add a fifth. The existing
policies are generally described below.

e Policy 13.6.1 relates to ongoing maintenance of natural areas within the development.

e Policy 13.6.2 requires that development minimize adverse effects of wetlands and riparian areas.
e Policy 13.6.3 sets a minimum of 50% indigenous native upland habitat.

e Policy 13.6.4 directs the development to incorporate energy and resource conservation devices.

The Kingston MPD already includes an Indigenous Preservation, Restoration, and Management plan and
a Hydrological Restoration plan. The most recently approved Master Concept Plan for the MPD (ADD2024-
00047) provides approximately 4,000 acres of open space, including a little over 3,000 acres of restored
uplands. The open space accounts for approximately 61% of the development area, and the restoration
area accounts for 50%. All zoning actions and development order applications will require analyses of the
impact of development on Natural Resources in accordance with County standards and the Settlement
Agreement. The proposed amendment to exempt the Kingston MPD from Policies 13.6.1 through 13.6.4
is consistent with the intent of Objective 13.6, as the applicable requirements have already been
addressed in the Settlement Agreement and resultant MPD.

Objective 13.7 provides requirements for water quality monitoring and enforcement. There are three (3)
policies that support the objective, and the applicant is requesting to add a fourth policy, similarly worded
to the others they’ve requested. The existing policies are generally described below.

e Policy 13.7.1 requires annual surface and groundwater monitoring in perpetuity and provides
monitoring standards.

e Policy 13.7.2 provides a process to follow if groundwater monitoring shows degradation.

e Policy 13.7.3 provides the requirements of the monitoring report.

The Settlement Agreement includes requirements for surface and groundwater reporting with details
provided in the approved Surface Water Quality Monitoring Program and Enhanced Lake Management
Plan. All zoning actions and development order applications will require analyses of the impact of
development on monitoring in accordance with County standards and the Settlement Agreement.
Additionally, any changes to those plans would need to be approved by the County. The proposed
amendment to exempt the Kingston MPD from Policies 13.7.1 through 13.7.3 is consistent with the
intent of Objective 13.7, as the applicable requirements have already been addressed in the Settlement
Agreement and resultant MPD.

Objective 13.8 provides Golf Course Performance Standards for golf courses within the DR/GR future land
use category. This objective is supported by twelve (12) policies and the applicant is requesting to add a
thirteenth (13") policy, similarly worded to the others they’ve requested. Objective 13.8 is reproduced
below.
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CPA2025-00012 Page 9 of 11



OBJECTIVE 13.8: GOLF COURSE PERFORMANCE STANDARDS. The location, design
and operation of golf courses located within the Private Recreational Facilities Overlay
will minimize their impacts on natural resources, and incorporate Best Management
Practices. A maximum of five 18-hole golf courses, for a total of 90 golf holes, will be
permitted.

The Settlement Agreement does not include specific language regarding golf courses, but all development
within the Kingston MPD must comply with the settlement agreement's requirements, which already
minimize the development’s impact on natural resources, including, but not limited to, water quality,
native vegetation, irrigation, and pesticide use. There are two (2) approved PRFPD in Lee County (DCI2000-
00048 — Old Corkscrew Plantation Golf Course and DCI2001-00060 — the Ginn Section 9 Golf Course?) with
a total of 45 golf holes. The proposed amendment would not permit any golf courses that exceed the
golf course threshold set forth in Objective 13.8, even though the amendment technically exempts the
Kingston MPD from this threshold.

Policies 13.8.1 through 13.8.5 address requirements for waterways, trees around waterways, impervious
surfaces for waterway crossings, and golf course lake location relative to waterways. All development
within the Kingston MPD must comply with the Settlement Agreement, including its requirements for
open space, landscaping, conservation, and water quality, which has already been found consistent with
County requirements and the public interest.

Policy 13.8.6 requires a specific engineering standard for water pretreatment and flood elevation, which
the Settlement Agreement has existing conditions for development.

Policy 13.8.7 references the Florida Department of Environmental Protection’s Best Management
Practices for Golf Courses. All development will need to be consistent with local and state standards upon
approval.

Policies 13.8.8 and 13.8.9 outline requirements for pesticides and irrigation. The Settlement Agreement
already establishes pesticide and irrigation limits and management standards that all of Kingston's
development must follow.

Policies 13.8.10 and 13.8.11 require golf courses to be designed, managed, and certified through the
Audubon International Signature Program of Golf, which is now called the Audubon Cooperative
Sanctuary Program (ACSP)3. The ACSP is a membership program to assist golf courses with environmental
planning, wildlife and habitat management, water conservation, water quality management, and
outreach. The Settlement Agreement already requires all of these elements, except the golf outreach.

Policy 13.8.12 addresses Golf Site Requirements with a minimum number of holes, a minimum amount
of indigenous vegetation, and off-site preserve requirements. The potential development under the
proposed exemption would be a golf course as an amenity for a residential pod, not a stand-alone golf
course. The Kingston development is required to far exceed the indigenous vegetation requirements of
this policy and is limiting the potential golf course area to three residential pods: 8A, 8B, and 9. The size
requirements of this section may not be reasonable for the type of development the proposed exemption
would yield.

2 The Ginn Section 9 Golf Course was never developed and is now part of the Wild Blue MPD.
3 https://www.auduboninternational.org/acsp-for-golf
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The applicant’s exemption from Objective 13.8, specifically Policies 13.8.1 through 13.8.12, is not
inconsistent with the intent of these regulations, as the most applicable and necessary requirements
have already been addressed in the Settlement Agreement and resultant MPD.

Based on the analysis above, the proposed text amendments are not inconsistent with Goal 13, as many
of the requirements are already addressed in the Settlement Agreement, and no special treatment will be
provided for the golf course amenity.

As previously noted, the subject amendment would only impact the Kingston development, which is
within the DR/GR and Wetlands FLUCs. Under the settlement agreement, the Kingston development,
including its amenities, has been found to be consistent with both of the existing future land use
categories. The proposed amendments do not change any allowed uses within the development. The
proposed text amendments are not inconsistent with the existing FLUCs.

Lee Plan Goal 33 describes the Southeast Lee Community Plan Area. The applicant is not proposing any
changes to policies or objectives within Goal 33. The settlement agreement, and by extension the MPD
affected by the proposed amendments, has been found to be consistent with the Objectives and Policies
within Goal 33. The proposed amendments do not change the allowances or requirements in the MPD
associated with the settlement agreement, including all water quality and wildlife habitat requirements.
The proposed development's impacts will be assessed during the zoning and development order phases
to ensure compliance with Goal 33 requirements. The proposed text amendments are not inconsistent
with Goal 33.

The proposed text amendments are limited to reconciling an inconsistency between Goal 13 and Chapter
13, regarding golf courses in DR/GR, consistent with the settlement agreement. The proposed
amendments do not change uses or allowances within the MPD and, therefore, will have no effect on
concurrency for schools, roads, utilities, or other infrastructure. Concurrency will continue to be
evaluated through all subsequent zoning and development order applications.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:

e No changes have been proposed to the allowed uses within the MPD associated with the
Settlement Agreement Case No. 22-CA-002743.

e The proposed text amendments do not create any concurrency issues.

e The applicant has provided all of the required documentation for the proposed amendments
according to AC 13-6.

e The proposed amendments do not change the requirements for Goal 13 outside of the area
covered by the Settlement Agreement, which contains its own conditions of approval consistent
with the Lee Plan and LDC.

e The proposed development's impacts will be assessed during the zoning and development order
phases to ensure compliance with Goal 33 requirements.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed amendment as shown in Attachment 1.
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS
FUTURE LAND USE ELEMENT

POLICY 13.1.2: Private Recreational Facilities within the DR/GR land use category will
only be allowed, subject to the other requirements of this Goal, in the areas depicted on
the Private Recreational Facilities Overlay, Map 1-F, except for golf courses and ancillary
uses in the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. (Ord. No. 99-16,
18-18)

POLICY 13.1.3: Private Recreational Facilities are also allowed within the DR/GR land
use category in the Mixed Use Planned Development (MPD) zoning district subject to
Settlement Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. limited
to golf courses and ancillary uses.

POLICY 13.21: PRIVATE RECREATION FACILITY PLANNED
DEVELOPMENT (PRFPD). All Private Recreational Facilities proposed within the
DR/GR future land use category must be reviewed as a PRFPD, except for golf courses
and ancillary uses in the Mixed Use Planned Development (MPD) zoning district subject
to Settlement Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. (Ord.
No. 99-16, 18-18, 21-09)

POLICY 13.3.10: General development standards for golf courses and ancillary uses
within the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. will follow the
development standards established for this MPD zoning district and are exempt from
Policies 13.3.1 through 13.3.9.

POLICY 13.4.9: The protection of water quality, quantity, and surface water resources
within the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. was found to
protect the public interest. Golf courses and ancillary uses are subject to the conditions
of this MPD zoning district, including the Surface Water Quality Monitoring Program
within the Enhanced Lake Management Plan and the Hydrological Restoration Plan, and
are exempt from Policies 13.4.1 through 13.4.8.

POLICY 13.5.4: The protection of wildlife within the Mixed Use Planned Development
(MPD) zoning_district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. was found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district, including the
Protected Species Management and Human-Wildlife Coexistence Plan, and are exempt
from Policies 13.5.1 through 13.5.3.

Attachment 1
CPA2025-00012

February 13, 2026
Page 1 of 2



ATTACHMENT 1

POLICY 13.6.5: The protection of natural resources within the Mixed Use Planned
Development (MPD) zoning district subject to Settlement Agreement Case No. 22-CA-
002743 approved under Sec. 70.001 F.S. was found to protect the public interest. Golf
courses and ancillary uses are subject to the conditions of this MPD zoning district,
including The Indigenous Preservation, Restoration, and Management Plan and
Hydrological Restoration Plan, and are exempt from Policies 13.6.1 through 13.6.4.

POLICY 13.7.4: The monitoring program within the Mixed Use Planned Development
(MPD) zoning district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. was found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district, including the
Surface Water Quality Monitoring Program within the Enhanced Lake Management Plan,
and are exempt from Policies 13.7.1 through 13.7.3.

POLICY 13.8.13: Performance standards within the Mixed Use Planned Development
(MPD) zoning district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. were found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district and are exempt
from Objective 13.8 and Policies 13.8.1 through 13.8.12.
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Land Development
Code Amendments



MEMORANDUM
FROM

THE DEPARTMENT OF
COMMMUNITY DEVELOPMENT

TO: Local Planning Agency (LPA) DATE: February 13, 2026

FROM: Brandon Dunn

Planning Manager

RE: Land Development Code (LDC) Amendments
Parking Design Standards, Turn Lane Extensions, Exterior Lighting Standards

On April 1, 2025, the BoCC authorized staff to begin work on drafting substantive and non-
substantive “clean-up” amendments to the LDC that would increase efficiency, reduce
unnecessary regulations, and maintain the protections of public health, safety and welfare while
meeting State and Federal mandates. Staff is reviewing existing county requirements in the Lee
Plan and Land Development Code to identify potential amendments meant to address the BoCC'’s
direction and will be bringing amendment packages forward over the next several months.

Currently, staff has conducted a review of certain sections within the Lee County Land
Development Code (LDC) and identified opportunities to improve clarity, efficiency, and
consistency. The following proposed amendments address three areas: Off-Street Parking and
Loading Requirements, Outdoor Lighting Standards, and Turn Lane Extension Exemption.

Staff seeks input and a recommendation on whether the proposed amendments are consistent
with the Lee Plan.

The attached amendments to the LDC are consistent with BoCC direction and are summarized
as follows:

A. Off-Street Parking and Loading Requirements
Issue: Current LDC provisions for parking requirements, including determination of required
spaces and parking lot design, are located in Chapter 34. While Chapter 34 appropriately
addresses the number of spaces based on proposed uses, design requirements for parking
lots are more appropriately applied during the Local Development Order process, which is
governed by Chapter 10.

Proposed Solution: Relocate design-related parking requirements from Chapter 34 to Chapter
10, while retaining sections that address the number of spaces for specific uses in Chapter
34.

Intended Outcome: Ensure that design standards for parking are consolidated within Chapter
10 — Development Standards, improving consistency and clarity in the development review
process.




B. Outdoor Lighting Standards
Issue: Current site lighting requirements in Chapter 34 are overly burdensome and include
provisions with minimal off-site impact. Additionally, lighting design is a fundamental aspect
of all development and should be addressed in the chapter governing development standards,
rather than zoning.

Proposed Solution: Amend Chapters 10 and 34 to relocate outdoor lighting standards to
Chapter 10 and eliminate requirements that apply only internally to a site and do not affect
surrounding properties.

Intended Outcome: Streamline outdoor lighting regulations to reduce unnecessary
requirements while maintaining protections for public health, safety, and welfare, and ensuring
compliance with state and federal mandates.

C. Turn Lane Extension Exemption
Issue: Current regulations lack clarity regarding decision-making authority for Lee County’s
one-time turn lane extension exemption.

Proposed Solution: Amend Chapter 10 to clarify that, for private roads, the Manager of
Development Services (or designee) has authority, while for public roadways, the Director of
the Lee County Department of Transportation (DOT) holds decision-making authority.

Intended Outcome: Provide clear guidance on decision-making responsibilities for turn lane
extension exemptions, reducing ambiguity and improving administrative efficiency.

Attachments
Draft LDC Amendments
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AMENDMENT SUMMARY

Issue: The Land Development Code (LDC) currently places all parking-related regulations,
including both the calculation of required spaces and design standards, within Chapter 34. While
Chapter 34 is appropriate for use-based requirements, design standards are typically applied
during the Local Development Order process, which is governed by Chapter 10. This structure
creates inconsistency and complicates the review process.

Solution: Review existing parking regulations to determine which provisions should remain in
Chapter 34 for use-based requirements and relocate design-related standards to Chapter 10 to
align with development review procedures.

Outcome: Design standards for parking will be consolidated under Chapter 10 — Development
Standards, improving clarity, consistency, and efficiency in the Local Development Order review
process.

CHAPTER 10, ARTICLE I.

Sec. 10-1. Definitions and rules of construction.

No proposed amendments to subsection (a).

(b) Definitions. Except where specific definitions are used within a specific section of this chapter for the
purpose of such sections, the following terms, phrases, words and their derivations will have the meaning given in
this subsection when not inconsistent with the context:

No proposed amendments to the definitions from AC to Herbaceous plant.

High turnover means and applies to parking lots wherein vehicles are parked for relatively short periods of
time ranging from a few minutes to several hours. Customer parking for retail establishments, offices, or similar
establishments is considered high turnover.

No proposed amendments to the definitions from Historic District to Lot Width.

Low turnover means and applies to parking wherein vehicles are parked for relatively long periods of time,
such as employee parking during the day, or uses such as marina parking, cruise ship parking, sports arena parking,
etc., wherein customers leave cars for four or more hours while attending special events, or overnight parking in
residential developments.

No proposed amendments to the definitions from Mining to Parking Lot Access.

Parking aisle means an accessway within a parking lot that provides direct access to individual parking

spaces.

Parking lot means an area of land designed, used or intended for parking five or more vehicles.
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Parking space means an area of land designed or intended for parking one vehicle. Parking spaces are
designated as disabled spaces or standard spaces, depending on the purpose of the space.

No proposed amendments to the definition for Paved shoulder.

Pedestrian accommodations for safe and convenient pedestrian movement means and may include striped
crosswalks, sidewalks, shared use paths, signage and/or signals, lighting, curb cuts and ramps.

No proposed amendments to the definitions from Pedestrian way or walkway to Zoning ordinance.

CHAPTER 10, ARTICLE Ill, DIVISION 1.

Sec. 10-260. Off-street parking and loading requirements.

(a)  New developments. Residential and nonresidential uses must provide off-street parking in accordance with
the regulations in this section and Chapter 34, Article VII, Division 26. The development order drawings must
show all project parking areas.

(1) A parking plan is required for all uses, except single-family residence, duplex, two-family attached and
single-family mobile home dwelling units, and must be submitted for review and approval.
Developments that are not required to be reviewed and approved in accordance with Chapter 10, must
submit plans prior to issuance of a building permit.

(2) The plan must accurately designate the required parking spaces, parking aisles, parking lot entrance,
parking lot interconnections, bicycle parking facilities, pedestrian accommodations, and the relation of
the off-street parking facilities to the uses or structures the facilities are designed to serve.

(b)  Existing developments.

(1) Existing buildings and uses with existing off-street parking spaces may be modernized, altered or
repaired without providing additional parking spaces, provided there is no increase in total floor area or
capacity. Buildings which have been damaged by fire or other natural forces in excess of 50 percent and
are reconstructed at (but not to exceed) the legally documented actual use, density, and intensity
existing at the time of destruction must provide, no less than, the number of parking spaces existing
prior to the date of destruction (if existing parking spaces are less than the amount of parking required
under this Code). Any subsequent changes to the actual use or increases in density and intensity on the
property will be required to provide additional parking spaces associated with the change of use or
development increases. In calculating the required additional parking, the required additional spaces
will be proportionate to the increase in density or intensity above the preexisting development
intensities or densities.

(2) Existing buildings or uses enlarged in terms of floor area must provide additional parking spaces for the
total floor area in accordance with this division.

(3) When the use of a building is changed to a use that is required to have more parking than exists, the
additional parking must be provided.
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(c)  Developments on islands without vehicular access to mainland. Developments on islands where direct

vehicular access to the mainland by bridge, causeway or street system is not available are exempt from this

division.

(d)  Access. Parking lots must be designed to permit vehicles exiting the parking lot to enter the street right-of-

way or easement in a forward motion. The Director may administratively approve parking to back out into

rights-of-way in residential developments, subject to the following limitations:

(1)

The street must be a privately owned and maintained, low-volume, local street.

(2)

All parking spaces must be for amenities to the development such as parks and recreational facilities

(3)

and not for dwelling units or commercial uses.

Parking spaces may be perpendicular or at a 30- or 45-degree angle to the roadway, and must comply

with the parking space dimensions set forth in Section 10-260(h)(1). The Director may require surfacing
to comply with Section 10-260(i)(1) or (2), depending on the type of amenity served.

(e) Parking lot entrance(s).

(1)

Each parking lot must have a distinct parking lot entrance. The entrance must meet the requirements

(2)

of Chapter 10, as well as the following:

(a) _Minimum width at property line for one-way entrances is 15 feet.

(b) Minimum width at property line for two-way entrances is 24 feet.

(c)_Maximum throat width at property line is 35 feet.

Parking lot entrances may not exceed a six percent grade for 20 feet into any lot or parcel, nor may a

(3)

parking lot entrance enter a street right-of-way or easement at an angle of less than 90 degrees unless
a lesser angle is approved by the Director.

The Manager may determine that high traffic volumes or other special circumstances warrant other

parking lot entrance requirements. Emergency Services facilities, including fire, EMS, and sheriff's
stations, are exempt from the maximum width requirements provided that the maximum throat width
at the property line does not exceed 80 feet.

(f)__ Design. Parking lots must be designed in accordance with the following:

(1)

Buffer, landscaping and drainage requirements required under this Chapter.

(2)

If the parking lot will be used at night, adequate lighting must be provided for the driveways, ingress

(3)

and egress points, and parking areas of commercial and industrial uses. Lighting must be designed in
accordance Section 10-262.

Individual parking spaces must be accessible from a parking aisle intended to provide access to the

(4)

space. Stacking of vehicles (one behind the other) will be permitted only for single-family, duplex, two-
family, and townhouses where each dwelling unit has a garage or driveway appurtenant to it and in
valet parking facilities wherein parking is performed by employees of the facility.

Parking lot spaces must be provided with sufficient maneuvering room to allow an exiting vehicle to

(5)

leave the parking lot in a forward motion. Parking lots utilizing 90-degree parking with dead-end aisles
must provide a turning bay for those spaces at the end of the aisle.

In parking lots where more than one tier of parking spaces will be developed, pedestrian

(6)

accommodations must be provided.

Adjacent commercial uses must provide parking lot interconnections for automobile traffic.
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(7) _ Traffic pattern. There must be adequate ingress and egress to the development. Except for streets in

urban land use categories, single-family and two-family developments, and certain multifamily buildings

as provided in Section 34-2020(a), Note (3), proposed parking spaces must be located so as to avoid

backing of vehicles into streets, the intermingling of automotive and pedestrian traffic or the

intermingling of traffic flow in opposite directions.

(g) _ Parking space dimension, delineation, angle and aisle width. In addition to satisfying the provisions of this

section, off-street parking lots must conform to the following requirements:

(1) Parking space dimensions. Minimum individual parking space dimensions are as follows:

a.

Disabled parking (all): 12 feet by 18 feet. Parking access aisles which may be shared between two

disabled spaces must be no less than five feet wide and must be part of an accessible route to the
building or facility entrance. The individual parking space dimensions do not preclude compliance
with the Americans with Disabilities Act (ADA) of 1990, as amended.

High and low turnover parking lots:

C.

1. 90-degree parking: Nine feet by 18 feet.

2. 30-, 45- or 60-degree parking: 8% feet by 18 feet.

3. Parallel parking: Eight feet by 22 feet.

Golf cart parking: Five feet by eight feet.

(2) Delineation of spaces.

a.

Paved parking lots.

1.  Parking spaces must be delineated by all-weather painted lines, or thermoplastic striping,

not less than four inches in width, centered on the dividing line between spaces.

Parking spaces for persons with disabilities must be prominently outlined with blue paint and
must be repainted when necessary to be clearly distinguishable as a parking space
designated for persons who have disabilities. Signs erected after October 1, 1996, must
indicate the penalty for illegal use of the space.

2. Parking spaces that abut a pedestrian walkway, required landscaping, or required open

space must be provided with a parking block set two feet from the end of the parking space.

Unpaved parking lots.

1. Parking spaces in unpaved parking lots must be delineated by placing a parking block two
feet from the end of the parking space and centered between the sides of the space.

2.  Ifthe space abuts a structure, the space may be indicated on the structure, in which case
parking blocks are not required.

Temporary parking lots (see Section 34-2022.) Individual spaces in temporary parking lots do not

need to be delineated provided the end of each space and all aisles are clearly delineated with
temporary posts and ropes.

(3)  Minimum aisle widths. Minimum aisle widths are as follows:

Aisle Width
(feet)
Angle of Parking One-Way Two-Way
Parallel 12 20
30 12 22

Created: 2025-10-24 14:07:54 [EST]

(Supp. No. 2, Update 3)

Page 4 of 22




45 12 22
60 18 24
0 22 24

(4) Parking angle. Parking must be developed throughout the site utilizing the same degree of angle. The
mixture of one-way and two-way parking aisles, or different degrees of angled parking within any
parking area is prohibited except:

a. A single bay of parking provided along the perimeter of the site may vary in design in order to
maximize the number of spaces provided on-site.

b.  Parking design may vary between individual parking areas, provided that the parking areas are
physically separated from one another by buildings or a continuous landscape buffer a minimum
of five feet in width. The Director may approve a minimum number of vehicle access points to
pass through the landscaped buffer.

(h) _ Parking lot surface.

(1) High turnover parking lots.

a. Parking aisles. Except as provided in Subsection (d) of this section, all high turnover parking lot
aisles must be provided with a paved, dustfree, all-weather surface.

b.  Parking spaces. All parking spaces, except those seaward of the coastal construction control line,
must have a paved, dustfree, all-weather surface from the aisle to the parking block or curb. All
ADA required parking spaces, including disabled parking spaces seaward of the coastal
construction control must be paved with asphalt, ADA approved paving blocks or concrete to
provide a smooth surface without gaps or holes that create a danger to the user. For all other
parking spaces, the term "paved" will be interpreted to mean and include asphalt, concrete,
paving block and other similar types of treatment. Parking spaces, excluding disabled parking
spaces, located seaward of the coastal construction control line must be stabilized with
treatments approved by the Director.

(2) Low turnover parking lots.

a. Alternative surfaces may be permitted provided the areas are adequately drained and
continuously maintained in a dustfree manner. Alternative surfaces may include gravel, crushed
shell or other similar materials. Parking on grass or other unimproved surfaces such as sand or dirt

is prohibited.

b. Disabled parking spaces must be paved with asphalt or concrete to provide a smooth surface
without gaps or holes which would create a danger to the user.

(3) Temporary parking lots. Temporary parking lots do not need to be surfaced and may be maintained as a
grass area or in a dustfree manner.

(4) Director discretion. The Director is authorized to permit high turnover parking lots (including parking lot
aisles), to meet the surfacing standards for low turnover parking lots (Subsection (h)(2) of this section)
under the following circumstances:

a.  The property is not located in the intensive development or central urban land use categories;

b. The proposed parking lot will contain no more than 25 spaces;

C. The proposed alternative surface will be adequately drained; and
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d. The proposed alternative surface is consistent with the uses, and the parking lot surfaces in the
surrounding neighborhood.

This subsection may not be construed inconsistently with the Americans with Disability Act (ADA) of 1990. The
Director's decision is discretionary in nature and may not be appealed pursuant to Section 10-104(f) of this
chapter.

(i) Off-street loading area(s). Off-street loading requirements apply to commercial, industrial, and other non-
residential uses.

(1)  Street access to off-street loading areas must comply with Section 10-260(d).

(2)  Service roads must be a minimum of 12 feet wide for one-way usage and 24 feet for two-way
operations.

(3) _Site lighting, maintenance and drainage required for off-street loading areas must comply with Sections
10-260(g)(2) and 10-262.

(4) When off-street loading areas are located adjacent to residential uses or zoning districts, and are not
entirely visually screened at ground level, a continuous visual screen along the lot line abutting the
residential use must be provided in accordance with Division 17 of Chapter 34 or Chapter 10, whichever
is the most restrictive.

(5) A plan for off-street loading areas must be provided as part of the site plan submitted for approval
under Chapter 10, or, if the development is exempt from Chapter 10, then a plan must be submitted at
time of application for a building permit.

a.  Commercial, industrial and non-residential uses that receive or ship goods via large semitrailer or
full trailer trucks must provide an off-street loading area. Establishments that receive or ship
commodities via small panel trucks or vans will not be required to provide off-street loading areas
and may utilize the parking area, provided:

1. Deliveries are received before or after the hours open to the public.

2. No delivery truck remains in the parking lot for more than four hours.

3. Deliveries do not interfere with pedestrian or vehicle movements.

b. Off-street loading areas must comply with the following:

1. Loading areas must be located on the lot or parcel it serves.

2. The surfaced portions of loading areas, excluding driveways, must setback 20 feet from
right-of-way lines and ten feet from property under separate ownership or control.

3. Loading spaces may not obstruct, hinder or endanger the movement of vehicles and
pedestrians.

4. The off-street loading area must have a minimum width of ten feet and depth of 30 feet.

C. Establishments that receive or ship goods via large semitrailer or full trailer trucks must provide a
minimum of one loading space for the first 10,000 square feet of floor area, plus one space for
each additional 20,000 square feet of floor area or major fraction thereof.
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CHAPTER 34, ARTICLE VII, DIVISION 9.
Sec. 34-1388. Park-and-ride parking lots.

No proposed amendments to subsection (a) through subsection (c).

(d) Access and design. Park-and-ride lots must have access in compliance with Section 34-2013 and be designed in

compliance with Seetions34-2015-through-34-2017 Section 10-260.

(e) Pedestrian accommodations. Pedestrian accommodations, as defined in Section 34-264210-1, must connect
the park-and-ride lot to the abutting bus station/depot or bus stop. A parking plan consistent with Section 34-2044
10-260 must be provided.

No proposed amendments to subsection (f).

CHAPTER 34, ARTICLE VII, DIVISION 25.
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Secs. 34-19881981—34-2010. Reserved.

CHAPTER 34, ARTICLE VII, DIVISION 26.
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Sec. 34-2012. Definitions.

The following words, terms and phrases, when used in this division, shall have the meanings ascribed to
them in this section, except where the context clearly indicates a different meaning:

Drive-up means and is synonymous with the term "drive-through."

Employees means the regular working staff, paid, volunteer or otherwise, at maximum strength and in full-
time equivalent numbers, necessary to operate, maintain or service a given facility or use under normal levels of
service.

International cruise ships means ships that usually leave port for 24 hours or more and that provide meals,
sleeping accommodations, gambling or other entertainment for customers.

Light industrial means industrial uses permitted by right in the IL Light Industrial Conventional Zoning District.

Local cruise ships means ships that usually leave port and return in less than 24 hours and that usually
provide at least one meal, gambling or other entertainment.

Multiple-use development means a building or buildings containing two or more different uses. Multiple-use
development includes occupants of multiple-occupancy complexes (df) and development on abutting properties
not necessarily under unified or singular control. For the purposes of this definition only, the term "abutting
property" means properties having a boundary line, or point or portion thereof in common, with no intervening
street right-of-way or easement, or other easement over 50 feet in width.

Park-and-ride space means a parking space within 500 feet of a bus stop whereby a user leaves their vehicle
and travels via bus, carpool, vanpool or bike. No part of a parking lot used to satisfy required parking for any
existing use on the same premises may be used for park-and-ride spaces. Park-and-ride spaces may be located in
accessory, park-and-ride or commercial parking lots or parking garages but must obtain designation by Lee County
Transit (LeeTran) and approval by the Director.

Single-use development means buildings with a single occupant or multiple occupants with the same use.
Single-use development includes occupants of multiple-occupancy complexes (df) and development on abutting
properties not necessarily under unified or singular control.
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Sec.-34-2015.-Location-and-design-generally-34-2013. Parking space location.

{4 —-Location. All required parking spaces must be provided on the same premises and within the same zoning
district as the use they serve or within a zoning district that permits the same use, except for off-site parking
provided by the following parking facilities:

a. Parking lots zoned CP;
b. Parking lots part of a multiple-use development; or
c. Commercial parking lots within the C1, C-2, and C-2A zoning districts.

d. Parking lots within the Mixed-Use Overlay, when developed consistent with 34-2020(e).
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Sec. 34-2014 to 34-2018. Reserved.
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Sec. 34-2020. Required parking spaces.

All uses are required to provide off-street parking based on the single-use development requirement unless
the use is located in a development that qualifies as a multiple-use development, in which case, the minimum
required spaces for multiple-use developments may be used. Use of the multiple-use development minimum
parking regulations is optional. Parking for uses not specifically mentioned in this section must meet the minimum
parking requirement for the use most similar to that being requested.

(a)  Residential uses. Residential uses permitted under this chapter are subject to the following minimum
requirements:

Table 34-2020(a). Required Parking Spaces for Residential Uses

Use Special Notes Minimum Required Minimum Required
or Regulations Spaces for Single-Use | Spaces for Multiple-
Development Use Development
Single-family, 2 spaces per unit —

duplex, two-family
attached and mobile
home units

Townhouses

Note (1)

2 spaces per unit

Multiple-family and
timeshare units

Notes (1) & (3)

2 spaces per unit

Assisted living

Note (2), Sections

0.54 spaces per unit

0.41 spaces per unit

(Groups | & Il), social
services (Groups Il &
IV) and other similar
uses

facilities 34-1414{e}-et-seq- ()
& 34-1494-1493 et
seq.
Continuing care Note (2), Sections 1.12 spaces per unit | 1 space per unit
facilities 34-1414{e}-et-seq- ()
& 34-1494 1493 et
seq.
Independent (self- Note (2), Sections 1 space per unit 0.59 spaces per unit
care) living facilities, | 34-1414{c}etseq-(e)
including group & 34-1494 1493 et
quarters, health care | seq.

Clubhouse and
ancillary uses within
a residential
community

Notes (4) & (5)

4 spaces per 1,000
square feet of total
floor area

3.5 spaces per 1,000
square feet of total
floor area

Notes:

(1) In addition to the spaces required, additional parking spaces equal to ten percent of the
total required must be provided to accommodate guest parking in a common parking lot.
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(2)  Where the living units are maintained under single management and the residents are not
capable or permitted to own or operate private vehicles on the same premises, the
Director may authorize up to a 75 percent reduction in required parking spaces if sufficient

parking is provided for employees and visitors.

(3) If vehicles back directly onto an internal roadway or accessway, the driveway must be

designed so that:

1. The driveway connects to a private internal local road or accessway with a
design and posted speed limit of 25 miles per hour, or less;

2. The visual clear zone sight distance (considering vehicles that may be parked
nearby) is a minimum of 200 feet and in conformance with the visibility triangle

criteria of Section 34-3131;

3.  Traffic calming devices are provided per Lee County AC-11-14; and

4, The length of the driveway, as measured from the garage structure or the end
of the stacked parking space farthest from the street or accessway must be a
minimum of 22 feet to the edge of a private street right-of-way or easement
line or 27 feet to the edge of pavement of an accessway. However, this section
is not to be interpreted to allow buildings or structures closer to a street right-
of-way or easement than permitted by Section 34-2192.

(4) May include administrative offices or other ancillary uses to the clubhouse such as a gym

and/or meeting room.

(5)  Where a residential community includes a golf course, parking for a clubhouse with food
and beverage service, limited or a restaurant will be six spaces per hole or 12.5 spaces per

1,000 square feet of restaurant whichever is greater.

(b)  Nonresidential uses. Nonresidential uses permitted under this chapter are subject to the following

minimum requirements:

Table 34-2020(b). Required Parking Spaces for Nonresidential Uses

veterinarian, plus 1
space per employee

Use Special Notes Minimum Required Minimum Required
or Regulations Spaces for Single-Use Spaces for Multiple-Use
Development Development
Airports, landing strips and Determined by the —
heliports Director
Animal clinics 5 spaces per —

automotive service stations

Animal kennels 5 spaces —
Automotive drive-in oil Section 34-2021(c) | 1.5 spaces per service —
change establishments bay

Automotive repair and 4 spaces per service —
service (excluding drive-in bay, plus 1 space per

oil change establishments); employee

(Supp. No. 2, Update 3)
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Banks and financial
establishments

Section 34-2021(a)

3 spaces per 1,000
square feet of total
floor area

2.5 spaces per 1000
square feet of total
floor area

Bars and cocktail lounges,
nightclubs, micro-
breweries, -distilleries, -
wineries, tasting rooms

Notes (1) and (17)

21 spaces per 1,000
square feet of total
floor area

14 spaces per 1,000
square feet of total
floor area

Barbershops, beauty shops,
massage parlors, etc.
(personal services Group 1)

3 spaces per operator
(chair) or 1 space per
100 square feet,
whichever is greater,
with a minimum of 5
spaces

Bed and breakfast Section 34- 1.2 spaces per rental —
14941493 (b)(1) unit
Bowling alleys Note (1) 4 spaces for each lane —

Carnivals, fairs and
amusement attractions and
devices

Section 34-3042(b)

10 spaces per
amusement device

Car washes

Section 34-2021(b)

1.5 spaces per car stall

Convenience food and
beverage stores

Notes (1) & (15)

1 space per 200 square
feet of total floor area
(one parking space per
four fuel pumps will be
credited against the
required parking), with
a minimum of 5 spaces

Day care centers Note (2) 2 spaces per employee | —

Educational institutions:

a. Public schools Parking must be —
provided In compliance
with State law

b. Private or parochial — —

schools:

1. Elementary or 1 space per employee, | —
middle plus 1 space per 40
schools students
2. High schools 1 space per employee, | —
plus 1 space per 10
students
3. Colleges, universities | Note (3) 1 space per employee, | —
and plus student parking as
trade and vocational the Director deems
insti- necessary
tutions

(Supp. No. 2, Update 3)
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Essential service facilities

1 space per employee
on the largest shift

Flea market, indoor

1 space per 100 square
feet of total floor area

Flea market, open

5 spaces per rental
space or booth

Food truck parks

Note (16)

10 spaces per
conveyance pad

5 spaces per
conveyance pad

Funeral homes

Note (14)

1 space per 4 seatsor 4
spaces per 250 square
feet of chapel area,
whichever is greater

Golf courses

Note (4)

6 spaces per hole

Health and fitness clubs

7 spaces per 1,000
square feet of total
floor area

5 spaces per 1,000
square feet of total
floor area

Hospitals (health care
facilities, Group 1V)

1 space per bed,
excluding bassinets and
gurneys, plus 1 space
per employee on the
largest shift

Hotels and motels

Note (1), Section
34-1801 et seq.

1.2 spaces per rental
unit

Marinas and other water- Note (1) — —
oriented uses
a. Boat slips 1 space for every 2 —
slips
b. Boat ramps Note (5) 10 spaces per boat —
ramp
c. Multi-slip docking Determined by —
facility Director
d. Dry storage 1 space per 5-unit —
stalls
e. Charter or party Note (6) 1 space per 3 people —
fishing
boat
f. Local cruise ships Note (6) 1 space per 2 people —
g. International cruise Note (6) 1 space per 3 people —
ships
h. Live-aboards 2 spaces per 3 live- —
aboards
Manufacturing and light Note (1) 1.75 spaces per 1,500 1.5 spaces per 1,500

industrial

square feet of total
floor area

square feet of total
floor area
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Meeting halls, clubs
(fraternal and membership)
and other places for group
assembly not otherwise
listed

Notes (7) & (14)

1 space per 100 square
feet of total floor area

Miniature golf

Note (1)

1.5 spaces per hole

Multiple-occupancy
complex with total floor
area of 350,000 square feet
or more

4.5 spaces per 1,000
square feet of total
floor area

Museumes, art galleries,
libraries, studios and other
similar uses not covered
elsewhere

3 spaces per 1,000
square feet of total
floor area

Offices, excluding medical
(including, but not limited
to, business services, Group
I, contractors and builders,
insurance companies,
nonstore retailers, personal
services, Group IV, social
services, Group |, and other
similar offices.)

1 space per 300 square
feet of total floor area

1 space per 350 square
feet of total floor area

Offices, medical and health
care facilities, Group llI

4.5 spaces per 1,000
square feet of total
floor area

4 spaces per 1000
square feet of total
floor area

Places of worship

Note (14); Section
34-20512052 et
seq.

1 space per 3 seats

1 space per 5 seats

Recreation facilities, indoor

Note (1)

4 spaces per 1,000
square feet of total
floor area

3.5 spaces per 1000
square feet of total
floor area

Recreation facilities,
outdoor, commercial

Determined by the
Director.

Religious facility

Notes (1) & (14);
Section 34-
20512052 et seq.

1 space per 3 seats

Restaurants and brewpubs

Notes (8), (9) &
(10)

14 spaces per 1,000
square feet of total
floor area; outdoor
seating area is
calculated at same rate

12.5 spaces per 1,000
square feet of total
floor area; outdoor
seating area is
calculated at same rate

Restaurants, fast food

Note (9)

13 spaces per 1,000
square feet of total
floor area; outdoor
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seating area is
calculated at same rate

Retail or business establishments

a. Small products or Section 34-2021 et
commodities: Auto and | seq.

boat parts; clothing
stores; department
stores; drugstores;
food stores; hardware
stores; hobby, toy and
game shops; package
stores;
household/office
furnishings Group l;
personal services
Group | (excluding
barbershops, beauty
shops & massage
establishments);
specialty retail shops
Groups |, Il and lll; used
merchandise stores
Group [; variety stores;
and other similar type
establishments

1 space per 250 square
feet of total floor area,
with a minimum of 5

spaces; dead storage is
calculated at same rate

1 space per 350 square
feet of total floor area;
dead storage is

calculated at same rate

Note (1); Section
34-2021 et seq.

b. Large products or
commodities: Used
merchandise stores
Groups Il and IlI;
vehicle and equipment
dealers Group Il; and
other similar type
establishments

2.5 spaces per 1,000
square feet of total
floor area, with a
minimum of 5 spaces;
dead storage is
calculated at 1 space
per 1,000 square feet

2.5 spaces per 1,000
square feet of total
floor area; no parking is
required for areas of
the building used only
as dead storage and
not available to the
public

Note (1); Section
34-2021 et seq.

c. Very large products
or commodities:
Household/office
furnishings Groups | &
I1l; mobile home
dealers; specialty retail
stores Group IV; used
merchandise stores
Group IV; vehicle and
equipment dealers
Groups |, lll, IVand V;

1 space per 700 square
feet of total floor area,
with a minimum of 5
spaces; dead storage is
calculated at 1 space
per 1,500 square feet

1 space per 700 square
feet of total floor area;
no parking is required
for areas of the
building used only as
dead storage and not
available to the public
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and other similar type
establishments

Schools, commercial

2 spaces per 100
square feet of total
classroom floor area

1 space per 100 square
feet of total classroom
floor area

Tennis courts, commercial

Note (14)

3 spaces per court, plus
one space per 3
spectator seats

Theaters, auditoriums,
stadiums, arenas and other
similar places of public
assembly

Notes (1) & (14)

1 space per 4 seats

1 space per 4 seats

Warehouse, high-cube

Note (1)

a. Passenger car
parking

1 space per 1,000
square feet of total
floor area for the first
20,000 square feet,
plus 1 space per 2,000
square feet for the
second 20,000 square
feet to 99,999 square
feet, plus 1 space per
5,000 square feet for
that portion over
100,000 square feet

b. Truck and trailer
parking

Notes (12) & (13)

1 space for every 5,000
square feet of total
floor area

Warehouse, mini-
warehouse

1 space per 25 storage
units, with a minimum
of 5 spaces

Wholesale, processing and
warehousing
establishments

Note (1)

1.25 spaces per 1,500
square feet of total
floor area

0.75 spaces per 1,500
square feet of total
floor area

Notes:

(1)  Accessory or ancillary uses must be calculated separately and in compliance with this

division.

(2) Inaddition to the minimum parking requirement for day care centers, adequate and safe
provisions for loading and unloading clients must be provided.

(3) An additional one space for every six seats must be provided when public use of an
auditorium or other place of assembly within a school is likely.

(4) Parking for a clubhouse with a restaurant will be six spaces per hole or 12.5 spaces per
1,000 square feet of restaurant whichever is greater.
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(5)

(6)

(7)
(8)

(10)

(11)
(12)

(13)

(14)

(15)

(16)

(17)

Parking space dimensions for boat ramps must be a minimum of 12 feet wide by 40 feet
long to accommodate a vehicle and boat trailer.

Minimum parking requirement is based on the boat manufacturer's specifications related
to the maximum passenger capacity and crew capacity of the boat or ship using the dock or
loading facility.

For meeting facilities with fixed seats, refer to recreational facilities, indoor.

If over 50 percent of the total floor area of a restaurant is used as a bar or cocktail lounge,
then the minimum parking requirement will be 14 spaces per 1,000 square feet for the
floor area used as the restaurant and 21 spaces per 1,000 square feet for the floor area
used as the bar or cocktail lounge.

The minimum required parking requirement for Groups |, Il and fast-food restaurants with
no drive-up facilities located in a multiple-use development is one space per 350 square
feet of total floor area.

No additional parking spaces are required when a restaurant is located within the same
building as the principal use and is provided primarily for the employees and customers of
the principal use.

Reserved.

Truck dock/loading bay spaces may be used to satisfy the truck and trailer parking
requirement. Truck dock/loading spaces do not have to be striped.

Parking space dimensions of 15 feet wide by 60 feet long are required to accommodate
truck and trailer parking. However, truck and trailer parking spaces located in truck
dock/loading bays do not have to meet the parking space dimension requirements.

Where occupants utilize benches, pews or other similar seating arrangements, each 24
linear inches of seating facilities will be counted as one seat for the purpose of computing
off-street parking requirements.

If more than 20 percent of the total floor area or 600 square feet, whichever is less, is used
for the preparation and/or sale of food or beverages in a ready-to-consume state, parking
will be calculated the same as a fast-food restaurant.

For the purposes of determining parking requirements, parking shall be determined based
on a standard conveyance pad size of ten feet by 30 feet or 300 square feet of conveyance
pad area. Food truck parks located in a future urban area that are connected to central
utilities (water and sewer) and located within one quarter mile of at least 100 residential
units with pedestrian or bicycle connections, or food truck parks located in the Mixed Use
Overlay have a reduced parking requirement of four parking spaces per conveyance pad in
lieu of the Mixed Use Overlay parking reduction in Table 34-2020(c).

Floor area dedicated to the production and packaging of beers, meads, wines, liquor, or
similar beverages and not accessible to the general public may utilize the minimum parking
requirement for "Manufacturing and Light Industrial."

No proposed amendments to subsection (c) through subsection (e).
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CHAPTER 34, ARTICLE VII, DIVISION 27.
Sec. 34-2052. Parking.

No proposed amendments to subsection (a) and subsection (b).

(c) Parking on grass. Up to 50 percent of the parking spaces required for the sanctuary or main assembly hall of a
place of worship may be provided as parking on grass, provided the regulations set forth in the following sections,
pertaining to off-street parking requirements, are met:

(1) Section 34-2043 10-260(d), parkinglet access.

(2) Section 34-2614 10-260(a), parking plans.

(3) Section 34-20145{1)2013, location.

(4) Section 34-2015{2}a,cand-d; 10-260(f), design.

(5) Section 34-2016{1}b 10-260(g), dimensional requirements.
(6} Section 34-2016(3)ai . .
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AMENDMENT SUMMARY

Issue: The current Land Development Code (LDC) section addressing site lighting design
requirements is overly restrictive and includes provisions that have minimal or no off-site impact.
Additionally, these standards are located in Chapter 34, which primarily governs zoning and land
use, even though outdoor lighting is a fundamental component of all development types.

Solution: Amend the LDC by relocating outdoor lighting standards to Chapter 10, which
addresses Development Standards, and streamline requirements by reducing or eliminating
provisions that apply only to internal site conditions without external impacts.

Outcome: The revised standards will appropriately reside in Chapter 10 of the LDC, ensuring
alignment with development regulations. The amendments will enhance efficiency, eliminate
unnecessary requirements, and maintain protections for public health, safety, and welfare while
complying with state and federal mandates.

CHAPTER 6, ARTICLE Il, DIVISION 3.

Sec. 6-113. Compliance with outdoor lighting standards.

All non-residential building permits must comply with the requirements of Section 34-62510-262.

CHAPTER 10, ARTICLE Il, DIVISION 2.

Sec. 10-154. Additional required submittals.

The following must be submitted with an application for development order approval:

(1) Legal description and sketch to accompany legal description. A metes and bounds legal description
along with a sketch of the legal description, prepared by a State-Licensed Surveyor and Mapper, must
be submitted, unless the property consists of one or more undivided lots within a subdivision platted in
accordance with F.S. Ch. 177. If the subject property is one contiguous parcel, the legal description
must specifically describe the entire continuous perimeter boundary of the property subject to the
development order application with accurate bearings and distances for every line. If the subject
property consists of undivided, platted lots, then a complete legal description (i.e., lot, block,
subdivision name, public records recording information) of the platted subject property is required. A
sketch of the undivided, platted lots is not required. The Director has the right to reject any legal
description that is not sufficiently detailed so as to locate the property on County maps.

No proposed changes to subsections (2) through (7)
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(8)  Exterior lighting plan, photometrics and calculations. An exterior lighting plan and photometric
information must be submitted. The plan and photometric information must be provided in full
compliance with Section 34-62510-262 of the Land Development Code and must demonstrate
compliance with all standards and criteria specified therein.

No proposed amendments to subsection (9) through subsection (28).

CHAPTER 10, ARTICLE Ill, DIVISION 1.

Sec. 10-262. Outdoor lighting standards.

(a) _ Applicability. All new luminaires within nonresidential or multifamily developments, regardless of
whether a development order is required, must comply with the provisions and standards of this
section.

(b) General exemptions. The following are generally exempt from the provisions of this section:

(1) Emergency lighting required for public safety and hazard warning luminaires required by federal or
State regulatory agencies;

(2) Low wattage holiday decorative lighting fixtures used for holiday decoration; and

(3) Lighting for roads, except as provided in Section 14-77, to safely illuminate roads, including but not
limited to their driving lanes, sidewalks, shoulders, and emergency lanes. Lighting on private
roads must be shielded with full cutoff luminaires with recessed bulbs and flat lenses to prevent
direct illumination on nearby residences.

(c)  Standards and criteria. In addition to the standards and criteria for outdoor lighting established in this
section, there are standards for sea turtle lighting in Chapter 14, Article Il, Division 2.

(1) In no case may the illumination exceed 0.5 footcandle measured at the property line. The amount
of illumination projected from a property onto a residential use or residentially zoned property
may not exceed 0.2 footcandle measured at ten feet from the property line onto the residential

property.

(2) Lamp standards. Mercury vapor lamps are prohibited. The installation, sale, offering for sale, lease
or purchase of any mercury vapor light fixture or lamp for use as outdoor lighting in the County is
specifically prohibited.

(3) Luminaire standards. Fully shielded, full cutoff luminaires with recessed bulbs and flat lenses are
the only permitted fixtures for outdoor lighting, with the following exceptions.

a. Luminaires that have a maximum output of 260 lumens per fixture may be left unshielded,
provided the fixture has an opaque top to keep light from shining directly up.

b. Luminaires that have a maximum output of 1,000 lumens per fixture may be partially
shielded, provided the bulb is not visible and the fixture has an opaque top to keep light from
shining directly up.

c. Sensor activated lighting may be unshielded provided it is located in such a manner as to
prevent direct glare and lighting into abutting properties under separate ownership or into a
public right-of-way, the light is set to only go on when activated and to go off within five
minutes after activation has ceased, and the light is not be triggered by activity off the

property.
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d. Flood or spot luminaires with a lamp or lamps rated at 900 lumens or less may be used except
that no spot or flood luminaire may be aimed, directed, or focused to cause direct light from
the luminaire to be directed toward residential buildings on abutting or nearby property,
otherwise create glare perceptible to persons operating motor vehicles on public ways,
directed skyward, or directed towards shoreline areas.

e. All externally illuminated billboards and signs must be lit by shielded fixtures mounted at the
top of the sign and aimed downward. Outdoor advertising signs of the type constructed of
translucent materials and wholly illuminated from within do not require shielding.
Illumination resulting from sign lighting must be considered as contributing to the
illumination levels specified herein.

f. Fixtures used to accent architectural features, materials, colors, style of buildings,
landscaping, or art must be located, aimed and shielded so that light is directed only on those
features. Such fixtures must be aimed or shielded to minimize light spill onto adjacent
properties or into the night sky in conformance with illumination and luminaire standards.

g. All nonessential exterior commercial lighting must be turned off after business hours.

(4) Luminaire mount standards. The following standards apply to luminaire mountings.

a. Freestanding luminaires. The maximum height of light poles for parking lots and vehicular
use areas may not exceed 25 feet measured from the ground level directly below the
luminaire to the bottom of the lamp itself. Light poles located within 50 feet of a residential
use or residentially zoned property may not exceed 15 feet. Poles used to illuminate
pedestrian walkways may not exceed 15 feet. Lighting for outdoor recreational facilities
(public or private) including but not limited to, football fields, soccer fields, baseball fields,
softball fields, tennis courts, etc., are exempt from the mounting height standards, provided
that all other applicable provisions are met.

b. Building mounted luminaires. These luminaires may only be attached to the building walls,
and the top of the fixture may not exceed the height of the parapet, or the roof, or 25 feet,
whichever is the lowest.

c. _Canopy lighting. Light fixtures mounted on the underside of a canopy must be recessed or
shielded full cutoff type so that the light is restrained to 85 degrees or less from the vertical.
As an alternative (or supplement) to the canopy ceiling lights, indirect lighting may be used
where the light is beamed upward and then reflected down from the underside of the
canopy. When this method is used, light fixtures must be shielded so that direct illumination
is focused exclusively on the underside of the canopy. Exposed lights may not be mounted
on the top or sides (fascia) of the canopy. The sides (fascia) of the canopy may be illuminated
as long as the illumination is consistent with the County restrictions on off-site light spillage
which must be analyzed in the photometry plan.

d. Trees and landscaping. To avoid conflicts, locations of all light poles and fixtures must be
coordinated with the locations of all trees and landscaping whether existing or shown on the
landscaping plan. Vegetation screens may not be employed to serve as the means for
controlling glare.

e. Glare control must be achieved through the use of such means as cutoff fixtures, shields and
baffles, and appropriate application of fixture mounting height, wattage, aiming angle and
fixture placement.

(d)  Development order and permit criteria. The applicant for any development order or building permit,
as applicable under the provisions of this Code involving outdoor lighting fixtures, must submit as
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part of the application evidence that the proposed work will comply with the outdoor lighting

standards of this Code. Specifically, the submission must include the following:

(1)

Plans indicating the location on the premises and the type of illuminating devices, fixtures,

(2)

lamps, supports, reflectors and other devices.

A detailed description of the illuminating devices, fixtures, lamps, supports, reflectors, and

(3)

other devices. The description must include manufacturer's catalogue cuts and drawings,
including pictures, sections, and proposed wattages for each fixture.

All applications for development orders or building permits, except for single-family and duplex

(4)

building permits, must provide photometric data, such as that furnished by the manufacturer of
the proposed illuminating devices, showing the angle of cut-off and other characteristics of the
light emissions including references to the standards contained herein.

All applications for development orders or building permits, except for single-family and duplex

building permits, must provide photometrics in initial footcandles output for all proposed and
existing fixtures on-site shown on a 20-foot by 20-foot grid on an appropriately scaled plan. On-
site lighting to be included in the calculations must include, but is not limited to, lighting for
parking lot, canopies, and building mounted and recessed lighting along the building facades
and overhangs. The photometric plan must include a table showing the average, minimum, and
maximum footcandles of illumination on the site and the calculations deriving the averages.
The use of a light loss factor (LLF) is not permitted in these photometrics.

Compliance.

(1)

Prior to the final inspection for a Certificate of Compliance pursuant to Section 10-183, site

(2)

verified footcandle readings must be provided demonstrating that the outdoor lighting, as
installed, conforms with the proposed photometrics and the letter of substantial compliance
provided by a registered professional engineer must include a certification that the outdoor
lighting is in compliance with this Code.

Outdoor lighting must be maintained in compliance with this Code.

CHAPTER 10, ARTICLE Ill, DIVISION 2.

Sec. 10-296. Street design and construction standards.

(a)

Generally. All public and private streets must be designed to accommodate all expected users, where
applicable, and constructed and improved in accordance with the specifications set out in this section, as
well as the other requirements of this division. In addition, the following standards and criteria will be
applicable: American Association of State and Highway Transportation Officials (AASHTO), A Policy on
Geometric Design of Highways and Streets, as modified by the State Department of Transportation (FDOT)
Florida Greenbook, FDOT Design Standards, FDOT Drainage Manual and FDOT Standard Specifications,
current editions, with supplements, and such other applicable publications, editions and amendments as
may be adopted by the State Department of Transportation, and sound engineering judgment. Construction
on State facilities must be done in accordance with applicable State statutes and regulations.

No proposed changes in subsection (b) through d(5).

Signs and pavement markings, street lighting and traffic control devices.

Street name and regulatory signs. Street name and regulatory signs will be installed by the
developer at all intersections and on the streets in the development prior to the acceptance of
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the streets or the release of the security. Regulatory signs will not be required at parking lot
entrances for parking lots containing less than 25 parking spaces.

Street lighting. Street lighting may be installed at the developer's option and expense in
compliance with Section 34-62510-262. Where street lighting is to be provided, the streetlight
improvements must be maintained and operated through a covenant that runs with the land in
the form of deed restrictions, a property owners' or condominium association, or another legal
mechanism, acceptable to the County, which assures the beneficiaries of the service that the
street lighting will be continually operated and maintained. Regardless of the method chosen to
provide for the continual maintenance and operation of the streetlights, the beneficiaries of the
service must be provided with a legal right to enforce the assurance that the lighting will be
continually operated and maintained. The legal documents that provide for the continual
maintenance and operation of the lighting may be accepted and recorded only after they are
reviewed and approved by the County Attorney's office for compliance with this section. In the
alternative, the Board may satisfy this requirement by establishing a street lighting municipal
service taxing or benefit unit that includes operation and maintenance of the streetlights.

Street and intersection improvements; traffic control devices.

1.  Allstreets and intersections within a development must operate at service level C or
higher. The developer must design and construct those traffic control devices and
acceleration, deceleration, turning or additional lanes, referred to in this subsection as
traffic improvements, deemed necessary to bring the level of service up to service level C
or higher.

2. Traffic control devices and acceleration, deceleration, turning and additional lanes must be
specifically indicated on the development order plan. These traffic control devices must be
designed and shown on the development order plans as per MUTCD standards.

No proposed changes in subsection (d)6 through (o).

CHAPTER 10, ARTICLE IV.

Sec. 10-610. Site design standards and guidelines for commercial developments.

(a)

(b)

Purpose and intent. The purpose and intent of these provisions is to supplement and enhance existing
regulations and to require the design of developments that will provide safe, convenient, and efficient access
for vehicles while also providing safe, convenient, and efficient passage for pedestrians from the public right-

of-way to the commercial building or development, and between buildings within the commercial

development. It is further the purpose and intent of these provisions to require parking, lighting, and lighting
fixtures to be designed, installed, and maintained in a consistent and coordinated manner for the entire site

(including their out parcels) and integrated and designed so as to enhance the visual appearance and impact
on the community. The Development Services Director is hereby authorized to grant deviations from the

technical standards in this subsection, subject to the criteria set forth in Section 10-104.

Lighting standards. All outdoor lighting must comply with Section 34-62510-262.

No proposed changes in subsection (c) through (f).
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CHAPTER 12, ARTICLE II.

Sec. 12-111. Mine site plan; site map and engineering plan set.

A series of maps and engineering plans, including drawings prepared and sealed by an appropriate registered
professional in the State (e.g., engineer, architect, surveyor) must be provided to obtain MDO approval in
accordance with the provisions of this section. This map and plan series, known as the Mine Site Plan, must meet
and include the following minimum criteria:

(1)

Be drawn at an appropriate scale, to be determined at the preapplication meeting based upon the size
of the property. The scale must be sufficient to allow all information to be clearly and legibly depicted
and described. A consistent scale between the maps and plans is preferred and recommended to assist
in review of the information provided and to minimize the need to request additional submittals.

No proposed changes in subsections (2) through (11).

(12)

(13)

Exterior lighting plan, photometrics and calculations. An exterior lighting plan and photometric
information must be submitted. The plan and photometric information must be provided in full
compliance with Section 34-62510-262 and demonstrate compliance with all standards and criteria
specified therein.

Calculations and other pertinent materials. The Development Services Director may also require
submission of calculations in support of all proposed drawings, plans and specifications. Calculations,
data and reports to substantiate engineering designs, soil condition, flood hazards, compensation of
floodplain storage (see Section 10-253), wet season water table, etc., may be required.

Sec. 12-121. Existing mine operations.

(a)  Existing mine defined. An existing mine is a mine operation approved by the Board of County Commissioners
or Hearing Examiner prior to September 1, 2008, that meets the following criteria:

(1)
(2)

(3)

Approved by special exception under Chapter 34; or

Approved as an Industrial Planned Development (IPD) or Residential Planned Development (RPD)
under Chapter 34 and has a valid/current master concept plan in place; and

The right to pursue mining activity on either the special exception or IPD/RPD zoned property has not
expired under the terms and condition of the zoning approval.

LDC 12-121 (b) through LDC 12-121(f)(13) no change.

(14)

(15)

Exterior lighting plan, photometrics and calculations. An exterior lighting plan and photometric
information must be submitted. The plan and photometric information must be provided in full
compliance with Section 34-62510-262 and demonstrate compliance with all standards and criteria
specified therein.

Calculations and other pertinent materials. The Director may also require submission of calculations in
support of all proposed drawings, plans and specifications as well as additional information consistent
with Subsection (g) of this section to address issues not reflected the by the balance of the
requirements set forth in Subsection (f) of this section. Calculations, data and reports to substantiate
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engineering designs, soil condition, flood hazards, compensation of floodplain storage (see Section 10-
253), wet season water table, etc., may be required.

No proposed amendments to subsection (g) through subsection (k).

CHAPTER 33, ARTICLE IV, DIVISION 2.

Sec. 33-1256. Lighting.

In addition to the requirements of Section 34-62510-262, development design must include the following:

(a)
(b)
(c)

(d)

(e)
(f)

Lighting of building entryways at the pedestrian level, such as lighted bollards, doorway lighting, etc.
Light fixtures must complement the overall building development.

Lighting throughout all parking areas must utilize decorative light poles/fixtures. Except for pedestrian
light fixtures, all other outdoor light fixtures must be fully shielded.

Lighting plans must be coordinated with landscape plans to identify and eliminate potential conflicts
with required landscaping.

No light poles may be located in parking lot islands that contain required landscaping.

Buildings, awnings, roofs, windows, doors and other elements may not be outlined with light. Exposed
neon and backlit awnings are prohibited. Temporary seasonal lighting during the month of December is
excluded from this requirement.

CHAPTER 33, ARTICLE V, DIVISION 2.

Sec. 33-1413. Lighting.

In addition to the requirements in Section 34-62510-262:

(1)

(2)
(3)

Light fixtures must complement the building development with an architectural theme consistent with
the overall development.

Parking lot lighting must utilize decorative light poles/fixtures.

Outdoor light fixtures must be shielded. Lighting must be directed to avoid intrusion on adjacent
properties and away from adjacent thoroughfares.

Sec. 33-1420. Permanent signs in commercial and industrial areas.

No proposed changes in subsection (1) through (3).

(4)

Lighting.

(a) Ground-mounted identification signs:

(1) Hlumination must comply with Section 34-62510-262.

(2) Exposed raceways are prohibited.
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(b) Wall-mounted signs:
(1) Raceways and electrical junction boxes must be painted to match the building exterior.

(c) Electrical connections, wiring, etc., must be concealed.

CHAPTER 33, ARTICLE VII, DIVISION 2.

Sec. 33-1491. Lighting.

In addition to the requirements of Section 34-62510-262, the following standards must be incorporated into
development design:

(a)

(b)

(c)
(d)

(e)

(f)

Pedestrian level lighting must be provided at building entryways and on pedestrian walkways from
parking areas to building entryways.

Lighting must be given a consistent architectural theme that complements the building's exterior and
the overall building development.

Lighting must be provided throughout all parking areas utilizing decorative light poles/fixtures.

Light fixtures must be fully shielded except for pedestrian light fixtures. Lighting must be directed to
avoid intrusion on adjacent properties and away from adjacent thoroughfares.

Light fixtures must not conflict with landscaping requirements. Lighting plans must be coordinated with
landscape plans to eliminate potential conflicts.

Buildings, awnings, roofs, windows, doors and other elements may not be designed to be outlined with
light. Exposed neon and backlit awnings are prohibited. Temporary seasonal lighting during the month
of December is excluded from this requirement.

CHAPTER 33, ARTICLE IX, DIVISION 2.

Sec. 33-1623. Outdoor lighting.

(a)

Outdoor lighting standards. The following standards to prevent light trespass apply to outdoor lighting
on Captiva in addition to the sea turtle lighting standards found in Sections 14-71 through 14-79, and
the outdoor lighting standards found in Section 34-625. Enforcement shall be pursuant to Section 14-
73(b).

(1) All new outdoor lighting, including lighting on docks and bulkheads, shall be hooded or shielded so
that the direct horizontal surface of the light source is masked, shall not shine directly beyond or
above the structure or property to be illuminated, and shall not otherwise constitute light
trespass.

(2) Spotlights on landscaping and foliage shall be hooded or shielded, shall not shine above the
highest foliage to be lit, and shall not spill onto adjacent property.

(3) Fixtures affixed to poles, trees, and other structures shall be no more than 15 feet above grade,
hooded or shielded, and directed downward.

(Supp. No.
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(4)

(5)

(b)
(1)
(2)
3)
(4)
(5)

Outdoor lighting shall comply with the above standards at the time the existing lighting is
replaced. This provision shall not apply to a repair or a partial replacement of a complete and
uniform set of light or lighting fixtures.

Lights aimed, directed, or focused onto adjacent property, or causing direct light or glare to be
projected onto adjacent property, are not permitted at any time. Such existing lights shall be
corrected immediately and are not subject to Subsection (a)(4) of this section.

Exemptions. The following sources of light are exempt from this section:
Temporary emergency lighting needed by firefighters, police officers, or emergency work crews.
Lights on approved vehicles.
Lights required by government agencies near airstrips or heliports, or on communication towers.
Seasonal and special event decorations with individual lights in place up to 60 days per year.

Lights or lighting that is required by other sections of the Code.

CHAPTER 33, ARTICLE IX, DIVISION 4.

Sec. 33-1645. Signs not requiring a permit.

(a) Residential identification sign. Identification signs not exceeding six square feet. The height of identification
signs may not exceed four feet above grade and may be placed in rights-of-way and subject to the following
standards and restrictions:

(1) Identification signs must comply with Sections 14-76 and 34-62510-262 and may be illuminated only in
accordance with the following standards:

a.

The area occupied by the luminaire and its supports will not be included when calculating the
square footage of the sign.

Sign lighting must be designed and located so as not to cause confusion with traffic control
devices.

Full cutoff fixtures with black nonreflective interior surfaces must be used. Uplighting is
prohibited. No sign may have internal illumination.

If exterior lighting is used to illuminate the sign, the lights must be down lights with shields and
louvers to pinpoint the light.

lllumination must be with white light only, using fluorescent lamps or bulbs, except if visible from
the beach, then they must be amber LED bulbs used in properly shielded fixtures. Mercury vapor
and metal halide lighting is prohibited. LED bulbs are recommended. Fluorescent fixtures must be
of the enclosed type with a gasketed lens and a wet location label.

A maximum of one fixture is allowed per sign face.
The maximum wattage may not exceed 36 watts per sign face.

Approval for electric hookup to illuminate the sign must be obtained from the County
Department of Transportation.

No proposed changes in subsection a(2) through (i).
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Sec. 33-1648. Permanent signs in commercial areas.

Ground-mounted or wall-mounted signs located in the C-1, CS-1, CT or RM-2 zoning categories must comply
with Sections 14-76 and 34-62510-262.

(a) Ground-mounted identification signs are subject to the following limitations:

(1) No signs may be erected closer than 30 feet to the boundary line dividing the zoning district of
the property on which the sign is erected from a zoning district in which they are prohibited.

(2) Sign area is limited to 32 square feet.
(3) Signs cannot exceed a maximum of ten feet in height or ten feet in width.

(4) The sign must display the street number of the property on the face of the sign. Each numeral
must measure four to six inches in height. The copy area of the street number will not be
counted toward the allowable sign copy area.

(b)  Wall-mounted signs. Wall signs are limited to ten percent of a tenant's wall area, with a maximum size
of 32 square feet.

(c)  Nluminated, ground-mounted, and wall signs must comply with lighting requirements set forth in
Sections 14-76 and 34-62510-262.

CHAPTER 33, ARTICLE XI, DIVISION 4.

Sec. 33-1736. Outdoor lighting standards.

The following standards apply to outdoor lighting on Upper Captiva in addition to the sea turtle lighting
standards found in Chapter 14, Article Il, and the outdoor lighting standards found in Section 34-62510-262:

(1) All outdoor lighting, including lighting on docks and bulkheads, must be designed, installed, located,
and maintained to be hooded, shielded, and/or aimed downward.

a. Examples of acceptable and unacceptable shielding and hooding are shown in Figures 1 through
3 of this section.

b.  The hood or shield must mask the direct horizontal surface of the light source, or the light must
be aimed to ensure that the illumination is only pointing downward onto the ground surface,
with no escaping light permitted to contribute to sky glow by shining upward into the sky.

No proposed changes in subsection (2) through (6).

CHAPTER 34, ARTICLE VI, DIVISION 1.
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Chapter 34, ARTICLE VII, DIVISION 8.

Sec. 34-1352. Display, sale, rental or storage for motor vehicles, boats, recreational vehicles,
trailers, mobile homes or equipment.

Purpose and intent. The purpose of this section is to ensure that all establishments engaged in the outdoor display,
sale, rental or storage of motor vehicles, boats, recreational vehicles, trailers, mobile homes, construction or farm
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equipment, or other similar items do not adversely impact adjacent land uses, especially residential land uses. The
high levels of traffic, glare, and intensity of use associated with these uses may be incompatible with surrounding
uses, especially residential uses. Therefore, in the interest of protecting the health, safety and general welfare of
the public, the following regulations will apply to the location, layout, drainage, operation, landscaping, and
permitted sales and service activities:

No proposed amendments to subsection (a) through subsection (e).
(f)  Lighting. Site lighting must be designed in accordance with Section 34-62510-262.

No proposed amendments to subsection (g) through subsection (i).

Sec. 34-1353. General provisions.

(@)  Purpose and intent. The purpose and intent of this section is to ensure that establishments such as
convenience food and beverage stores with or without gas pumps, automobile service stations with or
without gas pumps, fast food restaurants, and car washes, accessory or stand alone, do not adversely impact
adjacent land uses. The hours of operation, high levels of traffic, noise, glare and intensity associated with
these uses may be incompatible with surrounding uses, specifically residential uses. In the interest of
protecting the health, safety and welfare of the public, the following regulations apply to the location,
design, operation, landscaping and related activities.

No proposed amendments to subsection (b) through subsection (f).
(g) Canopies.

(1) Flat-roof canopies are allowed unless prohibited by conditions in a Planned Development. Canopies
must be consistent with the architectural design, predominant color and features of the principal
structure.

(2) Canopy lighting must comply with Section 34-62510-262(d)(4)c.
(3) Canopies must be consistent with the predominant color of the principal structure.

No proposed amendments to subsection (h) through subsection (i).
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AMENDMENT SUMMARY

Issue: Current Land Development Code (LDC) regulations lack clarity regarding decision-making
authority for Lee County’s one-time turn lane extension exemption. This ambiguity creates
uncertainty about which department is responsible for approvals in different roadway scenarios.

Solution: Amend Chapter 10 of the LDC to clarify and explicitly define decision-making authority:

o For private roads, the Manager of Development Services (or designee) will have approval
authority.

e For County-maintained public roadways, the Director of the Lee County Department of
Transportation (or designee) will have approval authority.

These amendments ensure clear and consistent application of the exemption process.

Outcome: Establishes a clear and transparent framework for determining the appropriate
decision-maker for Lee County’'s one-time turn lane extension exemption, reducing ambiguity and
improving administrative efficiency.

Sec. 10-288. Turn lanes.

Access to streets will not be permitted unless turn lanes are constructed by the applicant where turning
volumes make such improvements necessary to protect the health, safety and welfare of the public or to reduce
adverse traffic impacts on the adjacent street system. Turn lanes must be designed in accordance with standards
set forth in the County Administrative Code. Turn lane design must accommodate bicycle and traffic in a manner
similar to Illustration 10-288 and must include or replace existing widths of paved shoulders or bicycle lanes. An
existing development may request a one-time exception wherein only the expansion will be used to calculate the
traffic generated by the development for the purpose of determining whether turn lanes are required. Requests on
County-maintained roadways are subject to approval by the Director of the Department of Transportation, or their
designee. Requests on private roads are subject to approval by the Manager of Development Services, or their
designee. The decision of the Director or Manager is discretionary and may not be appealed. After utilization of
the one-time exception, the further expansion of a facility will be added to the existing facility for the purpose of
calculating traffic generation and the entire development (existing and expansion) will be deemed a new
development.

\ BKE LanE o e
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lllustration 10-288
Driveway or Intersection
Right Turn With Bike Lane

Wherever turn lanes are installed, the pavement and base material type and thickness of the added lane
must match existing lanes. If the addition of a turn lane requires a lateral shift of the centerline or other lanes, the
entire pavement area must be re-surfaced to create matching surfaces throughout. New and replacement
pavement markings must be provided.

On arterial or collector streets with restrictive medians, existing parcels with insufficient road frontage to
meet the minimum connection spacing required in Table 1 may be required to extend and utilize an adjacent
existing right-turn lane.
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