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
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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
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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
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