
 
 

LOCAL PLANNING AGENCY 
OLD LEE COUNTY COURTHOUSE 

2120 MAIN STREET, FORT MYERS, FL 33901 
BOARD CHAMBERS (SECOND FLOOR) 

MONDAY, APRIL 27, 2026 
9:00 AM 

 
AGENDA 

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

 
2. Public Forum 

 
3. Approval of Minutes – February 23, 2026 

 
4. Lee Plan Amendment 

 
A. CPA2024-00016 Caloosa 80– Map Amendment 

Amend Map 1-A, Future Land Use Map, to redesignate 92.71 acres 
of the subject property from Rural to Sub-Outlying Suburban, add the 
full 192.3-acre site into Maps 4-A and 4-B, Lee County Utilities Future 
Water and Sewer Service Areas, and update Table 1(b). The property 
is generally located to the east of Bateman Rd and to the south of 
Palm Beach Blvd (SR 80). 
 

B. CPA2026-00003 2026 Cleanup Amendments – Text Amendment 
Amend the Lee Plan to update Policies 2.1.3, 6.1.2, 11.2.1, 25.8.4, 
Chapter XIII, and the Glossary of the Lee Plan.  These amendments 
remove out-of-date policies, improve consistency, reflect current 
conditions and practices, and other general cleanup items. 
 

5. Land Development Code Amendments 
 

A. Administrative Amendments to Existing Aggregate Mines – Amend 
section 12-121 of the LDC to allow for the consideration of 
administrative amendments to approved zoning conditions for 
existing mines, as defined by Chapter 12 of the Land Development 
Code. 

 
B. Shipping Container Use and Stacking – Amend section 34-3105 of 

the LDC to allow more permissive use of shipping containers 
generally and stacking of trailers and shipping containers on 
industrially zoned properties in certain land use categories subject to 
height and setback regulations.  
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C. Architectural Standards – Amend sections 10-610 to 10-650 of the 

LDC to simplify commercial site design and architectural standards to 
allow for more flexibility in project designs. 

 
D. General Update and Correction – Amend section 10-104 of the LDC 

to allow administrative deviations from certain lighting requirements. 
Also, amend section 10-261 of the LDC to revise for consistency with 
Solid Waste Ordinance, 11-27. 

 
6.    Other Business 

 
7. 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@leegov.com at least five business days in 
advance.  To receive agendas by e-mail, contact jmiller@leegov.com. 
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MINUTES REPORT 
LOCAL PLANNING AGENCY 

FEBRUARY 23, 2026 
 

 MEMBERS PRESENT:     
 Dawn Russell     Stan Stouder (Chair)  
 Jennifer Sapen     Henry Zuba 
 Don Schrotenboer (Vice Chair)      
   
 MEMBERS ABSENT: 
 Dustin Gardner 
      
 STAFF PRESENT: 
 Amanda Swindle, Asst. Cty. Atty.   Lindsey Karczewski, Planning 
 Nathan Beals, Utilities   Janet Miller, DCD Admin. 
 Kate Burgess, Principal Planner, Planning  Brian Roberts, Development Services Manager 
 Brandon Dunn, Planning Manager 
  
 REPRESENTATIVES 
 Richard Akin, Henderson, Franklin, Starnes & Holt, P.A. 
 Al Quattrone, Quattrone & Associates, Inc. 
 Yury Bykau, TR Transportation Consultants, Inc. 
 Kathleen Berkey, Becker Law Firm 
 Max Forgey, Forgey Planning, LLC 
 Stacey Hewitt from RVi Planning & Landscape Architecture 
 Neale Montgomery, Pavese Law Firm 
 Brandon Frey, J.R. Evans Engineering, P.A. 
 David Brown, P.G., RESPEC 
 Shane Johnson, Passarella & Associates, Inc. 
 Ray Blacksmith, Cameratta Companies 
 
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. 
 
Ms. Swindle, 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 - Election of Officers 
 
Chair 
 
Mr. Schrotenboer made a motion to nominate Mr. Stouder as Chair.  Mr. Zuba seconded the 
motion.  The Chair called the motion, and it passed 5-0. 
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Vice Chair 
 
Mr. Zuba made a motion to nominate Mr. Schrotenboer as Vice Chair.  Ms. Russell seconded the 
motion.  The Chair called the motion, and it passed 5-0. 
 
Agenda Item 4 – Approval of Minutes – December 8, 2025 
 
Mr. Schrotenboer made a motion to approve the December 8, 2025 meeting minutes.  The motion 
was seconded by Ms. Sapen.  The Chair called the motion, and it passed 5-0. 
 
Agenda Item 5 – 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. 

 
Richard Akin from Henderson, Franklin, Starnes & Holt, P.A. and Al Quattrone, Quattrone & Associates, 
Inc. gave an overview of the project along with a PowerPoint Presentation.  It was also noted that Yury 
Bykau from TR Transportation Consultants, Inc. was in attendance in case the Board had questions 
regarding traffic. 
 
Ms. Sapen asked if the property was in the Coastal High Hazard area. 
 
Mr. Akin confirmed that the property is in the Coastal High Hazard area. 
 
Ms. Sapen asked if this means that the affordable housing does not apply. 
 
Mr. Akin stated you cannot use Pine Island Transfer of Development Units (TDUs) because it is in the 
Coastal High Hazard area.  He noted there are also other provisions they must keep in mind when dealing 
with the Coastal High Hazard area that will be addressed as part of the application process. 
 
Ms. Sapen referred to the borrow pit on the property and asked if it is designated as a wetland that counts 
against their density if it is impacted by the development or is it designated as other surface water. 
 
Mr. Quattrone stated this issue is still to be determined.  Since it is a manmade feature designed for 
holding water, the question is whether that means it is truly a wetland.  He noted they had not yet gone 
through the South Florida Wetland JD process to determine that.  Mr. Quattrone referred to the 1953 
aerials and noted that, although he is not a biologist, everything on the property, with the exception of the 
borrow pit, looks fairly dry and did not look as if it had wetland type historical features. 
 
Ms. Sapen asked if this was something they would work out during the zoning process. 
 
Mr. Quattrone stated that was correct. 
 
Mr. Zuba asked for confirmation that there is currently no decision on what the future use for this 
property will be even if today’s request to change the future land use category to Urban Community is 
approved. 
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Mr. Akin stated that is correct.  The client does not currently know what the exact use of the property will 
be. 
 
Mr. Zuba asked how a decision could be made with regard to the capacity of utilities, roads, etc. if they do 
not know what type of development option will be placed on the property. 
 
Mr. Akin stated those are analyzed, assuming the most intense use with the most intense traffic, such as a 
retail shopping center.  He noted there are Land Development Code provisions that discourage 
increased/higher densities through areas with significantly lower residential densities, especially if you 
want affordable housing.  However, this location has its frontage on US 41.  The northern end of the 
property is another frontage road that allows someone to travel further north to Jonathan Bay.  If there is 
increased traffic, these are the types of places from a planning perspective that the County will allow 
traffic because they do not have to go through collective roads or minor roadways.  It is on a major 
arterial roadway, so it makes more sense to be placed in that type of area. 
 
Mr. Zuba thanked the applicant and their representatives for the affordable housing inclusion, even if it is 
only a peripheral consideration at this point, because although bonus densities are available, they are not 
always taken. 
 
Ms. Russell asked for confirmation that since the applicant will be unable to use the Greater Pine Island 
TDUs, they will be unable to reach the 15 dwelling units per acre meaning that the maximum will be 10 
units per acre. 
 
Mr. Akin stated that was correct.  In order to get to 10 units per acre, you must site build affordable 
housing.  The Pine Island TDUs cannot be used on the property because the property is in a Coastal High 
Hazard Area. 
 
Mr. Stouder referred to comments during the presentation about the right-in and right-out on US 41 and 
about taking the frontage road to Jonathan Bay.  He asked if Jonathan Bay was a signalized intersection. 
 
Mr. Quattrone stated that Jonathan Bay is not a signalized intersection.  It is his understanding that there 
are no easements on the frontage road that gives them the ability to connect.  He noted it is the goal of Lee 
County for the property to connect to the frontage road all the way through.  This would require a 
development order to get the easement to the property’s southernmost border so that in the future, they 
would have the ability to connect. 
 
Mr. Stouder asked for confirmation that the traffic would access at the unsignalized Jonathan Bay via 
frontage road or a right-in and right-out. 
 
Mr. Quattrone stated that was correct. 
 
Ms. Karczewski reviewed the staff report and recommendations along with a PowerPoint presentation. 
 
Mr. Stouder referred to Policy 5.1.5 on Page 5 of 9 of the staff report that deals with buffering.  He noted 
it says that “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.”  He noted that it then goes on to say that planned developments and special exceptions are also 
subject to buffering.  He asked staff to elaborate. 
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Mr. Dunn stated that as the staff report notes, there will be required buffers that will be identified at the 
time of the development order or zoning depending on what comes next and the uses identified for the 
property.  There are standard buffers in Chapter 10 of the LDC.  If those buffers are not deemed to be 
adequate dependent on what that use is, in order to protect the multi-use that is within the Forest Country 
Club, staff could recommend or require this go through a process such as a planned development where 
staff would work closely with the developer and applicant to identify buffers that would better protect the 
residential areas surrounding the property. 
 
The LPA had no further questions, so the Chair opened this item for public comment. 
 
Ms. Katie Berkey distributed a handout and asked that it be submitted into the record.  She reviewed her 
credentials and stated the following: 1) She is legal counsel is to the Forest Property Owner’s Association 
that is immediately adjacent to the subject property and the contemplated map amendment; 2) Her 
handout includes a request for the Association to be accepted as an affected person under Chapter 163 and 
all hearings on this case.  It also includes correspondence with county staff from February 12th and a copy 
of the Accela case status page as of Friday, February 20th; 3) She reviewed the definition of an “Affected 
Person,” and noted that the Forest Property Owner’s Association qualifies for it; 4) She noted that the 
proposed amendment, if adopted, provides significant incompatible density, not necessarily as described 
by staff and the applicant, but also in conjunction with the Live Local Act which would allow upwards of 
22 dwelling units per acre for qualifying projects and the proposal is to develop not only on the uplands 
and the Coastal High Area, but also on approximately +/-4.26 acres of wetlands; 5) In the Live Local Act, 
opportunities for administrative entitlements is alluded to in the applicant’s original application from May 
2025 but was stricken through the insufficiency process.  However, the original traffic study references 
going from 14 units per acre to 22 dwelling units per acre potentially under the Live Local Act, which is 
entirely administrative and preempted by State law, so the Association and its members stand to be 
injured to a degree far greater than the public at large given the qualification for their status as an affected 
person; 6) As to procedural due process, under Administrative Code 13-6 it requires that within 15 
working days of the application being found sufficient, the County is to send a notice to all owners within 
that notice radius.  The application was found sufficient on December 8th, but it does not appear that the 
sufficiency notice was actually transmitted.  In addition, at least 15 calendar days before the Local 
Planning Agency hearing, which would be January 29th, a sign is to be supplied by the county and posted 
on the subject property and the applicants are to make a good faith effort to maintain that signage up and 
through the Board of County Commissioners.  In performing site visits on February 18th, February 20th, 
and February 22nd, there were no such signs posted. Photographs in Mr. Forgey’s packet reflects that as 
well; 7) In addition, if the public were going to independently verify the scheduling of today’s hearing, 
the status of the application in the county’s Accela system as of Friday, February 20th, shows that the 
application is noted by county staff as both being insufficient and sufficient on the same day (December 
8th) and the LPA Hearing notice is still said to be due as of December 8 and it is marked as TBD.  Absent 
the proper noticing, the public would get a deficit when independently confirming the status of the 
application and when it would be heard before the Local Planning Agency; 8) In the lobby, it notes the 
Lee County Commission and Planning Workshop instead of naming it the Local Planning Agency further 
confusing the issue; 9) Ms. Berkey stated she e-mailed Mr. Dunn on February 12th to inquire as to the 
status of the case and when it would be brought to the Local Planning Agency and she was advised that 
staff was planning to bring it to the LPA on February 23rd and that the staff report was still being finalized 
yet the signs must be posted by January 29th.  She did not know how the timing of that would work if staff 
was still only planning to have the case heard on February 23rd; and 10) In closing, she felt that for these 
reasons alone, the case should not be heard today and the deficiencies in the prior notice should be cured.  
However, if the Local Planning Agency still wishes to proceed today, she and Mr. Forgey recommend 
that the amendment not be transmitted for reasons that Mr. Forgey will outline when he speaks and that 
are listed in his report.  To them, the density is incompatible with the existing neighborhoods, it presents 



 
Local Planning Agency 
February 23, 2026  Page 5 of 11 

transportation access and hurricane evacuation impacts in an already vulnerable Coastal High Hazard 
Area as well as wetland impacts. 
 
Mr. Max Forgey from Forgey Planning, LLC reviewed his credentials and stated the following: 1) This is 
a legislative case, and the Local Planning Agency is not under any obligation to recommend adoption of it 
to the Board of County Commissioners; 2) The Live Local Act takes away the Board of County 
Commissioners long range opportunity to make decisions about land use once they have received the 
amendments to the comprehensive plan; 3) The Local Planning Agency should consider the irreversible 
impact which might result from any subsequent quasi-judicial change sought by the previous owner; 4) 
They do not have a definitive plan for the property and are expecting the Local Planning Agency to make 
a “black box” decision; 5) When comparing the existing maximum suburban density of 185 units 
maximum versus urban community which is just 290, it is a dramatic increase in density and intensity 
along a constrained regional corridor; 6) Approving a full amendment on the subject property, The Board 
of County Commissioners will swing the door wide open to an irreversible 40% jump in entitlement 
density which cannot be regulated by the historically available regulatory tools used by local governments 
in their permitting process; and 7) He urged the Local Planning Agency to recommend denial of the 
proposal. 
 
The remaining comments received were from the general public: 
 
Scott Rasor (opposed)   Terry Deford (opposed) 
Greg Horn (opposed)    Mark Reimet (opposed) 
Paul Ben-Susan (opposed) 
 
The major concerns by the attendees were: 1) The proposal will adversely affect their relatively quiet and 
natural preserve; 2) It is currently treacherous to make a left out of the development or turn left into the 
development, so the issue of roadways needs to be evaluated further before approving this type of 
capacity and density; 3) noise pollution; 4) The property is in a flood plain.  During Hurricane Ian, 30 
inches of water passed through the area even though they actively maintain the central canal; 5) 
Comments regarding what is across the street is irrelevant to what is on the west side of the street; 6) 
Although the community recognizes that this property will be developed in some way at some point, there 
is plenty of opportunities for other types of commercial development in that area under the current 
suburban category.  Let the development be smart development rather than a “black box”; 7) Concerns 
over compatibility with the community when it is currently vacant property and the future use of the 
property is unknown; 8) US 41 had extensive work done to it many years ago where it was raised, 
widened, etc.  With this type of proposal opening the door to much more development, will we be looking 
at further alterations to US 41?; and 9) what they are proposing is drastically different than what is 
currently in the Forest community. 
 
At this point, the public comment portion was closed. 
 
Mr. Stouder thanked those in attendance and stated they were a material part of this process.  He thanked 
those who provided public comment and to all the attendees for taking time out of their day to attend. 
 
Ms. Burgess provided some responses to comments made today regarding this application.  Regarding the 
Live Local Act, a member of the public brought up flooding as a potential problem.  She noted the flood 
zone on this property is AE11, so regardless of what the development ends up being, they will have to 
design for that and meet the elevation and stormwater requirements.  This will be handled during the 
development order process as opposed to the future land use stage.  Ms. Burgess referred to comments 
regarding uses.  She noted that the major difference between Urban Community, which is the future land 
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use category being requested, versus Suburban is that Urban Community allows light industrial, but it 
only allows that through the planned development.  She noted that C-1 zoning is already in place and it 
allows for several commercial uses such as a shopping center, car wash, grocery store, or a multi-family 
development.  These are allowed uses as it currently exists.  She reviewed a PowerPoint slide of the 
existing zoning map and reviewed it with the Local Planning Agency and public.  She noted that on the 
east side of US 41 some of the uses in the commercial areas are car sales centers and flooring centers that 
are on the border of commercial and industrial uses.  They classify under the C-1 zoning district, but from 
staff’s perspective, they are similar to a light industrial use and are around the subject property.  
Regarding discussion on the Live Local Act, Ms. Burgess stated that it can be used on this property 
currently and is not something staff has control over regardless of what the future land use is (suburban or 
urban).  The county has allowed, in urban areas, up to the 22 units per acre in the urban future land use 
categories.  It is for the purposes of incentivizing affordable housing in places that already have existing 
utilities and infrastructure (public transit, water and sewer, and commercial) which are amenities you 
would expect to be around a multi-family development.  Having said this, Ms. Burgess acknowledged that 
staff has not received an application for a Live Local project and they have not had a pre-application 
meeting for a Live Local project.  Although this was initially in the applicant’s first submittal, it was 
removed from the application materials.  During the staff review, no insufficiencies were found regarding 
water, sewer, traffic, etc. 
 
Mr. Schrotenboer asked staff to address the accusation that there was no signage. 
 
Ms. Burgess stated she believed there were signs posted because we received an Affidavit of Posting from 
the applicant along with pictures of the signs that were posted. 
 
Mr. Quattrone concurred with Ms. Burgess that they did post signs and provided the affidavit and 
photographs to the County. 
 
Mr. Schrotenboer asked why this proposal is being brought forward to change the future land use category 
if C-1 is already allowed on the subject property and you can have residential as well under certain 
situations under the Live Local Act. 
 
Mr. Akin stated his client is trying to increase the value of the property by increasing the opportunities of 
what can be developed on site because they are currently having difficulty finding a user.  He understands 
the public’s concerns of what can be allowed there with the Live Local Act, but nothing specific is being 
proposed right now.  Although he cannot assure everyone that there is no chance that a Live Local project 
will ever be on this property, there is no application submitted for that, and no pre-application meeting has 
been held with staff.  There is a possibility that there could be one in the future, but that is not the purpose 
of the Planned Development.  What is under consideration today is whether changing the future land use 
category from Suburban to Urban is consistent with the Lee Plan and if it is compatible with surrounding 
uses.  Regarding Policy 5.1.5, which talks about protecting existing residential uses from uses that are 
incompatible.  He noted that multi-family is also residential, so this is not an issue.  The area is already 
zoned C-1, and the Land Development Code has within it standard buffering requirements.  It is based on 
what is adjacent to your project and it is already built into the Code.  He understands the public’s concern 
regarding compatibility because it is vacant property and it is unknown as to what is going to be placed 
there.  However, those concerns will be addressed during the rezoning process.  He noted that if light 
industrial is sought, it must go through a planned development and rezoning process.  During those 
processes, staff will be reviewing compatibility, buffers, etc.  However, that is not what is being 
considered today.  He referred to another public comment where it was discussed that many years ago 
there were road improvements on US 41 and they asked if that is where we are again.  Mr. Akin stated 
that if you look at traffic studies, the answer is “yes” whether this future land use change takes place or 
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not because there has been a lot of development in Southwest Florida over the last few years and the 
roadways need improvements at intersections such as widening, turn lanes, etc.  He noted that the analysis 
of traffic will take place when something is submitted, but for now, an analysis of the traffic study was 
performed assuming the most intense use (worst case scenario).  However, the question today is whether 
an Urban Community future land use is compatible with consistent land use in this location with frontage 
on a major arterial road, with all of the urban services in place along with bus stops within walking 
distance, commercial uses and light industrial nearby.  Staff concluded it is consistent.  They further 
determined that not only is it an appropriate use, but that the Urban Community future land use is more 
consistent with the current make up of this area than the suburban future land use. 
 
Ms. Russell asked what opportunities would be available for the public to participate and provide 
comments if the applicant decides to rezone to an industrial planned development. 
 
Ms. Burgess stated that if the applicant were to decide to rezone to anything, it goes through a public 
hearing process, whether it is an industrial planned development, another planned development, or a  
conventional rezone.  A rezoning would go through the Hearing Examiner.  Whenever something goes to 
public hearing, everyone within a 500 foot radius would get notified via mail.  The public are allowed to 
provide public comment at the public hearing.  If the proposal is a Planned Development, it will also go to 
the Board of County Commissioners, which also allows public input. 
 
Ms. Sapen referred to the possible lack of sign posting.  She hoped this would be resolved before this case 
goes before the Board of County Commissioners.  She asked legal counsel if signs are required. 
 
Ms. Swindle stated it is a courtesy posting.  She noted that the Administrative Code makes it clear that as 
long as Chapter 125 (Notice Requirements) is met, then notice is considered sufficient to conduct this 
hearing.  The notice requirements mean that an ad must be placed in a newspaper of general publication.   
 
Ms. Sapen asked if courtesy notices were also sent out. 
 
Ms. Swindle stated she believed that courtesy notices were sent out per usual.  To her, it was clear there 
was actual notice based on two factors: 1) The Forest Property Owners Association retained an expert 
who prepared a report; and 2) based on e-mail communication. 
 
Mr. Stouder referred to the Live Local Act and asked 1) what the density is under C-1; 2) what the density 
is under the current Suburban land use; and 3) what is the density in an Urban Community land use. 
 
Ms. Burgess stated that the Live Local is a State Statute and preemption over local government 
regulations or density allowances.  Under the Live Local, the county is required to allow the highest 
standard density in all places (i.e. commercial, industrial, planned development future land use 
categories).  The highest standard density that the County has is 14 units per acre.  The county, in all the 
urban districts, already allows for bonus density for affordable housing.  In order to incentivize Live Local 
in the Urban areas as opposed to a Suburban, Outlying Suburban, Rural, or something else that is further 
away from centralized utilities, or from development generally, the County has been allowing bonus 
density for affordable housing in the Urban districts at a maximum density of 22 units per acre.  In the 
Suburban it would be 14 units per acre.  C-1, across the board, has zero impact other than the fact that it is 
a commercial zone which makes it eligible for Live Local. 
 
Ms. Sapen stated it seems to come down to: 1) the difference between what is proposed and what exists; 
2) Whether light industrial would be allowed which would only be allowed through the Planned 
Development process, and 3) The Live Local going from 14 units per acre to possibly 22 units per acre.  
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Ms. Sapen stated she could understand the public’s concerns because this is a change coming directly to 
their area, but looking at the existing site features, there is a large borrow pit abutting the Forest 
community followed by a fence, landscaping, a road, parking, and residential units.  She felt it was a rare 
instance where the existing features create a good degree of separation between the proposed uses and the 
existing uses naturally as it functions.  She believed the intent of the Live Local is to bring affordable 
housing, which is needed, near services.  To her, this proposal is an appropriate location for Live Local 
since it is along a major arterial road and is already an urban corridor.  With this in mind, she felt the 
proposed future land use change is consistent with the Lee Plan. 
 
Ms. Russell concurred with Ms. Sapen’s statements and noted that the Local Planning Agency must 
compare this request to the Lee Plan.  She also found it to be consistent with the Urban Community future 
land use designation.  She also agreed it is in a place where Live Local applies to and should apply to. 
 
Mr. Schrotenboer thanked the public for attending and providing input and agreed with Mr. Stouder that it 
is an important integral part of this process.  Regardless of personal feelings on whether this application is 
appropriate or not for this particular area, the Local Planning Agency has to put that aside and look at it in 
terms of compatibility to the Lee Plan.  Mr. Schrotenboer stated that he had not found anything presented 
today or in the application that would provide for any inconsistencies in that.  Therefore, despite some 
personal issues with it, he would be in support of a motion to recommend adoption. 
 
Mr. Zuba stated that, as indicated at today’s meeting, the future land use of the project is going to be 
reviewed several times since there are several processes involved once the final application in zoning 
comes through.  He noted that this is not the definitive land use decision but rather whether it is consistent 
with the Lee Plan.  Mr. Zuba stated he would support a motion to recommend adoption. 
 
Mr. Stouder stated that it is easy for concerned citizens to let zoning issues blend into the Comprehensive 
Plan discussion.  When that happens, it is outside the purview of the Local Planning Agency.  The Local 
Planning Agency’s purview is to determine whether the proposal is consistent with the Comprehensive 
Plan.  There will be many processes and reviews before anything is developed on the property.  He 
concurred with other members that he could not find anything in the application or in Policy 5.1.5 that 
would prohibit him from finding this proposal to be consistent with the Lee Plan and from recommending 
it for adoption. He referred to a comment made by Mr. Akin that if a multi-family development was 
placed there it would be residential next to residential.  However, he felt it would be quite different 
because the Forest community will be next to a development with 22 units per acre.  He encouraged the 
public to maintain their vigilance should the applicant proceed in any kind of zoning action. 
 
Mr. Zuba made a motion to recommend adoption of CPA2025-00003 (US 41 Pugliese Multi-Family 
Map Amendment).  The motion was seconded by Mr. Schrotenboer.  The Chair called the motion 
and it passed 5-0. 
 
The meeting convened at 10:20 a.m. for a 10 minute break and it reconvened at 10:30 a.m. 
 
B. 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. 
 

Ms. Sapen stated she had a voting conflict on this item and would abstain from the vote.  She submitted 
the appropriate Voting Conflict Form and submitted it to staff for their records. 
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Stacey Hewitt from RVi Planning & Landscape Architecture representing the applicant, gave an overview 
of the project along with a PowerPoint presentation and noted that the project team was in attendance as 
well (Neale Montgomery, Pavese Law Firm, Brandon Frey, J.R. Evans Engineering, P.A., David Brown, 
RESPEC, and Shane Johnson, Passarella & Associates, Inc.). 
 
Mr. Zuba referred to the second paragraph on Page 10 of 11 under the Settlement Agreement description, 
which states, “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 Kngston MPD 
from this threshold.”  He asked Ms. Hewitt to explain how those two points are consistent. 
Ms. Hewitt stated that language referred to by Mr. Zuba, is under Staff Report findings and it is regarding 
the number of golf holes in the DRGR.  There were only two others that have been approved and there is 
only one proposed for the Kingston development, so staff’s finding is that this request is not increasing 
any limit because it is already capped within the MPD itself. 
 
Mr. Zuba asked for confirmation that, in Ms. Hewitt’s opinion, there is no inconsistency between the 
DRGR recommendations or limitations on golf courses with this amendment. 
 
Ms. Hewitt stated that was correct because the PRFPD requirements were done a long time ago and there 
have only been two that have come forward since then and there is only one proposed with this 
development, which is why staff found that this project would not be exceeding that threshold. 
 
Ms. Burgess reviewed the staff report and recommendations along with a PowerPoint presentation. 
 
Ms. Russell asked if, due to the uniqueness of this settlement agreement, no other MPDs in the DRGR 
would be able to use this as precedent as a result. 
 
Ms. Burgess stated this was not a concern because all of the proposed amendments specifically address 
the Settlement Agreement case number. 
 
Mr. Schrotenboer asked for confirmation that under this, nothing would prevent another golf course 
coming forward through the DRGR through the private recreational planned development. 
 
Ms. Burgess stated that was correct.  They could still apply for a PRFPD to be able to develop as a golf 
course. 
 
Mr. Zuba complimented staff on the nice job they did on this application, especially since it was a 
complicated one. 
 
Mr. Blacksmith showed the LPA how extensive the Settlement Agreement was and noted that everything 
they are exempt from in this case is covered through the existing lawsuit settlement. 
 
The LPA had no further questions or comments, so the Chair opened this item to the public.  There were 
no members of the public that wished to comment, so the public comment portion was closed. 
 
Ms. Russell made a motion to recommend transmittal of CPA2025-00012 (Amenity Improvement – 
Text Amendment).  The motion was seconded by Mr. Schrotenboer.  The Chair called the motion, 
and it passed 5-0. 
 
Ms. Schrotenboer commended the applicant for following all the regulations that govern the private 
recreational planned development in terms of wildlife, water quality monitoring, and adhering to it. 
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Mr. Stouder stated that when he was prepping for this meeting and reviewing the materials, it was an 
interesting narrative.  He complimented staff on handling this project in a different way. 
 
Agenda Item 6 – Land Development Code Amendments 
 
A. Off-Street Parking and Loading Requirements 

 
Mr. Roberts gave an overview of the amendments along with a PowerPoint presentation. 
 
Mr. Stouder stated his question would relate to all three Land Development Code items.  He asked if these 
amendments were merely relocating text or if there are changes to the processes, standards, or 
requirements. 
 
Mr. Roberts stated that much of the amendments involve relocation of text, but that there will be changes 
to Section 10-104 that is forthcoming.  The change to 10-104 will allow for administrative deviations 
versus a variance process, which is a simpler process for applicants.  In addition, Item (d) under Chapter 
34-2017 on Page 13 of 22 is being removed.  It dealt with the “Reservation of spaces for future use.”  
However, it is being removed because this portion of the Land Development Code has never been used.  It 
basically allowed someone to not have to pave certain future parking spaces, but they had to set the spaces 
aside and these particular spaces were not allowed to be used as part of their open space calculations. 
 
Mr. Stouder stated he had read that churches were still allow to use grass parking. 
 
Mr. Roberts stated that churches would still be allowed to use grass parking.  That allowance will remain 
in the Land Development Code. 
 
Mr. Schrotenboer made a motion to find the Off-Street Parking and Loading Requirements to be 
consistent with the Lee Plan.  The motion was seconded by Mr. Zuba.  The Chair called the motion 
and it passed 5-0. 
 
B. Outdoor Lighting Standards 
 
Mr. Roberts gave an overview of the amendments along with a PowerPoint presentation. 
 
Mr. Schrotenboer made a motion to find the Outdoor Lighting 
 
Mr. Stouder stated that staff is bifurcating the calculation from Chapter 34 to Chapter 10.  He asked if it 
was easier for staff to have it bifurcated or if it was easier to have all of the parking requirements in one 
place. 
 
Ms. Sapen stated that with the way the public can query items, they will still be able to find it, so it comes 
down to what is easier for staff. 
 
Ms. Russell concurred with Ms. Sapen and stated it would not be harder for her to search for something in 
Chapter 10 versus Chapter 34.  It is still easily accessible. 
 
Mr. Schrotenboer made a motion to find the Outdoor Lighting Standards to be consistent with the 
Lee Plan.  The motion was seconded by Ms. Sapen.  The Chair called the motion, and it passed 5-0. 
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C. Turn Lane Extension Exemption 
 
Mr. Roberts gave an overview of the amendments along with a PowerPoint presentation. 
 
Ms. Sapen referred to the Turn Lane Detail under Section 10-288 and noted that the Turn Lane detail was 
very tiny making it difficult to view it. 
 
Mr. Roberts agreed and stated that staff would see what the final product would look like.  He thought it 
may have been this small in order to fit it on Page 1. 
 
Ms. Sapen made a motion to find the Turn Lane Extension Exemption amendments to be consistent 
with the Lee Plan.  The motion was seconded by Ms. Russell.  The Chair called the motion, and it 
passed 5-0. 
 
Agenda Item 7 – Other Business 
 
Mr. Stouder asked if staff had impending cases for March and April. 
 
Mr. Dunn felt staff would not have any cases ready for the March meeting, but noted there were several 
amendments moving through the process that will likely be on the April agenda. 
 
Agenda Item 8 – Adjournment 
 
The meeting adjourned at 11:04 a.m. 
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REQUESTS 
• Amend Map 1-A, Future Land Use Map, to redesignate 92.71 acres of the 

subject property from Rural to Sub-Outlying Suburban  
• Amend Maps 4-A and 4-B, Lee County Utilities Future Water and Sewer Service 

Area, to include the entire 192.3-acre subject property 
• Amend Table 1(b) to increase the residential allocation for Sub-Outlying 

Suburban in District 1.  
 
SUMMARY 
The applicant requests to amend the Future Land Use Category of a +/- 92.71-acre 
portion of the subject property from Rural to Sub-Outlying Suburban and incorporate 
the entirety of the subject property into the Lee County Utilities water and sewer 
service area maps to allow for the development of a residential community with a 
commercial component along Palm Beach Blvd. The applicant has submitted a 
companion rezone application, DCI2024-00045.   
 
PROPERTY LOCATION 
The property is generally located east of Bateman Rd and south of Palm Beach Blvd 
(SR 80).  

 
  Figure 1: Location map of the subject property.  

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

 
BACKGROUND AND REQUEST 
The 192.3-acre subject property is comprised of three (3) currently undeveloped parcels with frontage 
along Palm Beach Blvd (SR 80), east of Bateman Rd, adjacent to Lee County’s Hickey Creek Mitigation Park.  
 
The subject property surrounds seven (7) properties that are not included in this request but have 
frontage on Palm Beach Blvd (SR 80), a four-lane divided state highway with an approximately 200 ft right-
of-way (ROW). Two (2) of the seven (7) properties are held by the Florida Department of Transportation 
(FDOT), and the remaining five (5) are privately held. Three (3) of the privately held properties are 
developed with single-family residences.  
 
This property has a history of planning and zoning actions. In 2009, the subject property was rezoned from 
Multifamily Residential (RM-2) and Agricultural (AG-2) to Recreational Vehicle Planned Development 
(RVPD) to allow 121 transient and 296 non-transient recreational vehicle (RV) sites, for a total of 417 RV 
sites with associated accessory and subordinate uses, including limited commercial uses. In 2022, another 
rezone application was filed, and ultimately withdrawn, requesting to rezone from RVPD to MPD to allow 
783 RV units and 30,000 sf of neighborhood commercial. The 2022 rezone application included companion 
Comprehensive Plan Amendment applications (CPA2022-00018 and CPA2022-00017) with a nearly 
identical request to the current map amendment requests. The case was withdrawn after the Board 
hearing on May 22, 2024, where it was continued indefinitely. The subject property is currently zoned 
RVPD, allowing the 417 RV sites and associated accessory uses.  
 
Future Land Use Categories 
The subject property is currently within two future land use categories: Urban Community and Rural. 
Approximately 101.79 acres of the subject property are currently designated as Urban Community, which 
is the least-intense urban category in the County. Lee Plan Policy 1.1.4 states that this land use category 
generally allows all types of land uses, but limits density to 6 units an acre with the ability to add additional 
density through the County’s Bonus Density programs. The policy 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 
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 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. 

 
92.71 acres of the subject property are within the Rural future land use category. Policy 1.4.1 outlines the 
Rural future land use category, which allows very low-density residential, agricultural, and recreational 
uses. Policy 1.4.1 is reproduced below.   
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POLICY 1.4.1: The Rural future land use category are areas that are to remain 
predominantly rural – that is, low density residential, agricultural uses, and minimal non-
residential land uses that are needed to serve the rural community. Natural resource 
extraction may be permitted in accordance with Policy 10.1.4. Maximum density in the 
Rural future land use category is one dwelling unit per acre (1 du/acre). See Policy 
123.2.17 for a potential density incentive resulting from preservation and/or restoration of 
Rare and Unique Upland Habitat. 

 
The property does not currently contain any land designated as the Wetlands future land use category; 
however, under Objective 1.5, the Wetlands future land use category will be applied to all areas the state 
identifies as wetlands. Requirements and standards pertaining to development within or adjacent to 
state-designated wetlands within the subject property are not changed by the proposed amendment if 
wetlands are found on the property.  
 
Community Plan Area  
In addition to the future land use categories mentioned above, the subject property is located within two 
Community Plan Areas: Northeast Lee and Alva. Lee Plan Goal 27, reproduced below, describes the 
Northeast Lee Community Plan Area.  
 

GOAL 27: NORTHEAST LEE COUNTY COMMUNITY PLAN. Maintain, enhance, and 
support the heritage and rural character, natural resources, and agricultural lands. Alva and 
North Olga will work cooperatively toward this goal through the objectives and policies that 
follow, and through their individual community plans. 

 
Northeast Lee encompasses the land North of the Caloosahatchee River and East of SR 31 to the County 
boundary and South to SR 80 (Palm Beach Blvd), with some areas extending south of SR 80. Goal 27 is 
divided into four(4) objectives, each with supporting policies, that address agricultural and rural character, 
rural planning toolbox, natural resources, and connectivity.  
 
Due to the size and varying needs of the Northeast Lee Community Plan Area, it contains two additional 
Community Plan Areas within its boundaries. The subject property is also located in the overlapping region 
where the Alva Community Plan Area intersects with Northeast Lee. Lee Plan Goal 28, shown below, 
describes the Alva Community Plan Area.  
 

GOAL 28: ALVA COMMUNITY PLAN. Support and enhance the unique rural, historic, 
agricultural character and natural environment and resources of the Alva Community Plan 
area, including the rural village and surrounding area. 

 
The Alva Community Plan Area is irregularly shaped, but generally encompasses the land East of Bob Janes 
Preserve to the Charlotte and Hendry County Boundaries south to approximately 1.5 miles South of SR 80 
(Palm Beach Blvd). Goal 28 is divided into six objectives, each with supporting policies, addressing Public 
Resources Access, Natural Resources and Environmental Systems, Connectivity, Rural Village Framework, 
Rural Lands Framework, and Rural Character.  
 
Planning District 
The subject property is located in the Northeast Lee Planning District (District 1), which allocates 813 acres 
to the Urban Community and no acreage to the Sub-outlying Suburban future land use category for 
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residential development. District 1 allocates 300 acres for commercial use and 30 acres for industrial use. 
The applicant is requesting an amendment to Table 1(b) to allocate the appropriate acreage to residential 
development in the Sub-Outlying Suburban category to accommodate the additional residential acreage 
required for the proposed development.  
 
Surrounding Properties 
The subject property comprises three parcels. One parcel, which is currently designated as the Urban 
Community future land use category, and two parcels, which are currently designated as the Rural future 
land use category. The existing Urban Community portion of the site is adjacent to the Hickey Creek 
Mitigation Park. No land use change is proposed for this parcel; only its incorporation into the Lee County 
Utilities Future Water and Sewer Services Map.  
 

TABLE 1: SURROUNDING PROPERTY INFORMATION 
 Future Land Use Community Plan Area Zoning Existing Use 

North Rural Alva AG-2 Residential/SR 80 

East Rural Alva AG-2 
Single-Family 
Residential 

South 
Urban 

Community/Rural 
Alva AG-2 

Residential/Private 
Outdoor Recreation 

West Conservation Northeast Lee EC Conservation Land 

 
As described in the second paragraph of this report on page two, the majority of the surrounding 
properties are developed with large-lot single-family residences and conservation land. Across SR 80 from 
the eastern-most property line is a large commercial agriculture operation. Development along this 
corridor is a mixture of large-lot residential uses on agriculturally zoned properties and small-scale 
commercial uses, with some commercial agriculture as well.  
 
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 XIII, 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 public participation provisions. 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.  
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Because the applicant is proposing a new map designation on a property that is within two (2) Community 
Plan Areas, one public information meeting is required in each area prior to the application being found 
sufficient under Lee Plan Policy 17.3.2. The applicant held a total of five (5) community meetings, as shown 
in the Community Meetings Table, including at least one meeting in the Alva Community Plan Area and 
one in the North Olga Community Plan Area, per Note 7 to Policy 17.3.3. The applicant has also submitted 
documentation on the required affidavits of publication, presentation materials, and sign-in sheets. The 
applicant has met the public input requirements of Lee Plan Objective 17.1.  

 
Under Florida Statutes, the proposed amendments do not qualify as a small-scale map amendment 
because they total land area exceeds 50 acres and the amendments include changes to a map that is not 
part of the Future Land Use Map Series (Maps 1A through 1H); therefore, the amendments 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 included in this staff report outlines the 
proposed amendments in relation to the most applicable Lee Plan goals, objectives, and policies to 
determine their appropriateness.  
 
The applicant has requested an amendment to the Future Land Use designation from Rural to Sub-
Outlying Suburban for approximately 92.71 acres of the subject property, located between the existing 
Urban Community portion and the adjacent Rural areas. The Lee Plan Policy 1.1.11 describes the Sub-
Outlying Suburban category as follows:  
 

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by 
low density residential areas. Generally, the infrastructure needed for higher density 
development is not planned or in place. This future land use category will be placed in 
areas where higher densities would be incompatible or where there is a desire to retain a 
low-density community character. Industrial land uses are not permitted. The standard 
density range1 is from one dwelling unit per acre (1 du/acre) to two dwelling units per 
acre (2 du/acre). Bonus densities are not allowed. 

 
The part of the subject property that the applicant seeks to amend the Future Land Use for is surrounded 
by existing very-low-density development within the Rural land use category, which allows a maximum 
density of one (1) unit per acre, and undeveloped land within the Urban Community category, which 

COMMUNITY MEETINGS TABLE 

DATE LOCATION COMMUNITY PLAN AREA 
10/16/2024 Bayshore Fire Station Bayshore 
1/14/2025 Alva Community Center Alva/Northeast Lee 
2/11/2025 Alva Community Center Alva/Northeast Lee 
2/19/2025 Owl Creek Drive/N River Road ROW North Olga/Northeast Lee 
4/16/2025 Bayshore Fire Station Bayshore 
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allows a maximum standard density of six (6) units per acre with the potential for Bonus Density up to ten 
(10) units an acre. The proposed Sub-Outlying Suburban land use category allows a maximum of two (2) 
units per acre with no allowance for Bonus Density. The proposed Future Land Use Map amendment 
would increase the potential density from one (1) unit per acre to two (2) units per acre on 
approximately 92.71 acres of the subject property; however, as discussed later in this report, it would 
not increase the total potential population in the Alva Community Plan Area.   
 
A Sub-Outlying Suburban land use designation would change the broad land use category from a “Future 
Non-Urban Area” to a “Future Suburban Area,” which could increase the amount of commercial 
development permitted on the site. Policy 6.1.2 limits commercial development in Future Non-Urban 
Areas to “Minor Commercial,” which the Lee Plan defines as “Commercial development that provides for 
the sale of convenience goods and services and contains less than 30,000 square feet of gross floor area.” 
Minor Commercial has additional limitations on the types of commercial uses allowed. The Alva 
Community Plan includes some provisions on commercial development, but none expressly prohibit it. 
The proposed map amendment to Sub-Outlying Suburban could allow more commercial development 
than is currently permitted under the Rural designation.  
 
Industrial uses are prohibited in Sub-Outlying Suburban areas and generally not allowed in Rural areas, 
unless related to mining or agriculture. Lee Plan Policy 28.1.4 also limits industrial uses within the Alva 
Community Plan Area. The proposed map amendment would prohibit new industrial uses altogether.  
 
The description of Sub-Outlying Suburban also states that these areas generally lack the infrastructure 
needed for higher-density development. The applicant is requesting that the entire subject property be 
added to Lee County Utilities' Future Water and Wastewater Service Areas; however, the utility 
infrastructure is not yet in place, and the developer will need to extend the lines to make higher-
density/intensity development possible. The subject property also has over 1400 feet of frontage on Palm 
Beach Blvd (SR 80), a state-maintained divided highway.  
 
The overall characteristics of the portion of the property the applicant wants to amend the Future Land 
Use are not inconsistent with the Sub-Outlying Suburban. Based on the land use category descriptions 
alone, the property is actually most similar to the Suburban category; however, the subject property is 
within the Alva and Northeast Lee Community Plan Areas, which also influences the appropriateness of a 
future land use designation.  
 
Lee Plan Goal 27 is the Northeast Lee County Community Plan, which prioritizes maintaining its 
agricultural and rural character. Objective 27.1 defines what is considered rural character. This Objective 
is reproduced below.  
 

OBJECTIVE 27.1: AGRICULTURAL AND RURAL CHARACTER. Maintain and 
enhance the viability of the existing and evolving commercial agricultural operations, 
preserve open space, and retain the rural character of Northeast Lee County. For the 
purposes of this objective, rural character is defined as those characteristics that convey 
a sense of rural lifestyle such as large lots or clustered development, ample views of 
wooded areas, open spaces, and river fronts, working farms and productive agricultural 
uses, and the protection of environmentally sensitive lands.  

 
Regardless of whether the future land use of the property remains in its current configuration of Rural 
and Urban Community or changes to Sub-outlying Suburban and Urban Community, the developer must 
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demonstrate compliance with this requirement in the final design of the Planned Development. The 
proposed future land use amendment does not affect whether the final development must be 
consistent with the established rural character standards; however, it would increase the allowed 
density from one unit per acre to two units per acre on 92.71 acres of the 192.3-acre site, which could 
make it more difficult to meet those standards.   
 
Objective 27.1 is supported by eight policies. Policies 27.1.2, 27.1.3, 27.1.4, 27.1.6, and 27.1.7 direct the 
county to work with the Alva and North Olga residents to create Land Development Code standards for 
development, coordinate planning activities, and support land acquisition for public recreation space. 
Policy 27.1.8 requires public input meetings for zoning actions, similar to the requirements of Policy 
17.3.2, which the applicant has met. These do not apply to a Future Land Use Map amendment.  
 
Policy 27.1.1 states that the county should support the agricultural and rural character in Northeast Lee 
by allowing commercial agriculture to continue and encouraging new development to be clustered to 
conserve open space. Sub-Outlying suburban would not preclude commercial agricultural development 
or a developer's ability to cluster development to conserve open space. The proposed amendment to 
Sub-Outlying Suburban is not inconsistent with Policy 27.1.1.  
 
Objective 27.2, the Rural Planning Toolbox, directs the County to develop incentives, programs, and 
regulations to support the rural character in the Northeast Lee Community Plan Area. This objective is 
supported by two policies that relate to creating LDC regulations and establishing Northeast Lee as a 
sending zone for Transferrable Development Rights (TDRs). The proposed amendments are not impacted 
by these policies, the LDC requirements will apply regardless of the future land use at time of zoning.  
 
Objective 27.3, Natural Resources, relates to the preservation of natural resources in the Northeast Lee 
Community Plan Area. The objective is reproduced below.  
 

OBJECTIVE 27.3: NATURAL RESOURCES. To enhance, preserve and protect the 
physical integrity, ecological standards, and rural character of Northeast Lee County by 
focusing on: water basins; native vegetation; wildlife habitat and resources; and areas 
designated for long-term conservation. 

 
The subject property abuts the County’s Hickey Creek Mitigation Park, which is designated as 
Conservation Land on the Future Land Use Map; however, the requested Future Land Use Map 
amendment to Sub-Outlying Suburban is separated from this area by the Urban Community portion of 
the property. The Sub-Outlying Suburban land use category, as shown on page 5 of this report, is intended 
to be placed in areas where “higher densities would be incompatible or where there is a desire to retain 
a low-density community character.” The proposed Future Land Use Map amendment to Sub-Outlying 
Suburban is consistent with Objective 27.3.   
 
In addition to the Future Land Use Map amendment, the applicant is requesting inclusion in Lee County 
Utilities’ Future Water and Sewer Service Area maps, which facilitate developer-funded infrastructure 
expansion to connect development on the subject property to central utilities. Connection to central 
utilities will help protect the water quality of the Caloosahatchee River and Estuary Basin Management 
Action Plan (BMAP). The proposed amendments to include the subject property in Maps 4-A and 4-B are 
consistent with Objective 27.3.  
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Objective 27.4 provides guidance related to Connectivity in Northeast Lee stating that this area of the 
county should have enhanced and high-level connectivity for wildlife, transportation, and recreation. The 
proposed Future Land Use Map Amendment to redesignate a portion of the subject property from Rural 
to Sub-Outlying Suburban, which will require transportation infrastructure related to the development of 
the property to be consistent with Policy 39.2.2, which requires sidewalks and bicycle facilities. Non-
Urban areas, like the Rural category, do not require the same level of transportation infrastructure as 
future suburban areas, per Policy 39.2.3. The request to amend the future land use to Sub-Outlying 
Suburban, which would require a higher level of transportation connectivity, is consistent with 
Objective 27.4.  
 
The proposed Future Land Use Map Amendment and amendments to Maps 4-A and 4-B, Lee County 
Utilities Future Water and Sewer Service Areas, are consistent with Goal 27.  
 
Lee Plan Goal 28 is the Alva Community Plan, which, similar to the Northeast Lee Community Plan Area, 
prioritizes maintaining Alva’s rural, agricultural, and historic character. Objective 28.1 defines what 
constitutes Rural character within the Alva Community Plan Area. This objective is reproduced below.  
 

OBJECTIVE 28.1: RURAL CHARACTER. Maintain and enhance the rural character 
and environment of Alva through planning practices that:  

1. Manage growth and protect Alva’s rural nature.  
2. Maintain agricultural lands and rural land use patterns.  
3. Provide needed community facilities, transportation systems, and infrastructure 

capacity.  
4. Protect and enhance native species, ecosystems, habitats, natural resources, and 

water systems.  
5. Preserve Alva’s historic places and archaeological sites. 

 
The description of Sub-Outlying Suburban, as previously outlined in this report, indicates that this “land 
use category will be placed in areas where higher densities would be incompatible or where there is a 
desire to retain a low-density community character.” It represents a step up in density from the current 
Rural Future Land Use, allowing an increase from one (1) to two (2) units per acre. Moreover, developing 
this site would support the expansion of utility and transportation infrastructure in this area of the County. 
Regardless of the land use category, the development must protect native species and habitats, and no 
historical or archaeological sites have been identified on the property.  
 
Objective 28.1 is supported by nine (9) policies that further describe what the Rural Character means for 
the Alva Community Plan Area. Policy 28.1.4 states that new industrial uses, not directly associated with 
Alva’s Commercial Agriculture, are prohibited. The proposed land use change to Sub-Outlying Suburban 
would not allow any industrial uses, consistent with this policy. Policy 28.1.5 prohibits new resource 
extraction (mining) operations. The proposed land use change would not allow any new mining activities, 
consistent with this policy. Policy 28.1.6 prohibits outdoor display areas exceeding one acre; this policy 
would apply to any proposed commercial use, regardless of land use category and is typically addressed 
during the zoning or development order processes. The proposed amendments to the Future Land Use 
Map and water and sewer maps are consistent with the general intent of Objective 28.1 and its 
supporting policies. The other policies in this objective, not specifically covered in this report, are 
directives for Alva and the County that do not apply to the proposed amendments.  
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Objective 28.2, Rural Land Framework, establishes the planning framework to maintain Alva’s rural 
character. Policy 28.2.2 addresses land use amendments that increase density. As stated previously, the 
proposed Future Land Use Map amendment to the 92.71 acres of the subject property currently 
designated as Rural would increase the allowed density on that part of the property, from one (1) to two 
(2) units per acre. Policy 28.2.2 and Policy 28.2.3 are reproduced below.  
 

POLICY 28.2.2: Future land use amendments that would increase the allowable total 
density of Alva are discouraged and must demonstrate consistency with the objectives and 
policies of this goal through concurrent planned development rezoning. Future Land Use 
Map amendments that would decrease the allowable total density of Alva and that are 
otherwise consistent with the objectives and policies of this goal are 
encouraged.[Emphasis added] 
 
POLICY 28.2.3: Promote sustainable residential development patterns and rural 
character by utilizing rural planning practices such as: 

1. Cluster development in compact, interconnected neighborhoods situated in 
appropriate locations. 

2. Designate appropriate allowed uses. 
3. Establish compatible parcel sizes, density, and intensity standards. 
4. Conserve natural resources. 
5. Provide standards for adequate open space. 
6. Maintain commercial agricultural uses. 
7. Incorporate green building standards. 
8. Identify locations suitable for public services. 

 
In addition to the map amendments, the applicant has also requested an amendment to Table 1(b), which 
provides development allocations for the County’s Planning Districts. The subject property is within 
Planning District 1, which extends beyond Alva but closely aligns with the boundaries of the Northeast 
Lee Community Plan Area. Sub-Outlying Suburban currently has no population allocation in District 1 in 
Table 1(b) because there are no properties with this land use within the Planning District.  
 
To accommodate the requested amendment to Sub-Outlying Suburban, allocations for other areas of 
District 1 were reassessed based on current conditions, including reallocating the use acreages for the 
subject property based on the change from an RV (commercial) use to a mostly residential use. The table 
accommodated the Sub-Outlying Suburban residential use category without increasing the District's 
allowable total number of units from 4,206. Prior to the requested amendment, District 1 had an allowable 
total density of 0.94 units per acre. With the proposed amendment, District 1 will have an allowable total 
density of 0.93 units per acre. The reallocation removed the majority of the acreage required for this 
amendment from the Urban Community allocations within Alva Community Plan Area, a higher-density 
land use, effectively lowering the density within this Planning District. Based on Table 1(b), the total 
allowable density within District 1 does not increase with the proposed amendments, even though the 
density on the portion of the subject property will increase.  
 
Although the proposed Future Land Use Map amendment does not effectively increase Alva's total 
potential population, the applicant has submitted a concurrent planned development application, 
DCI2024-00045, per Policy 28.2.2, which is under review.  
 
The master concept plan includes a small commercial area along Palm Beach Blvd with clustered single-
family attached and single-family detached residential types. The densest areas, mostly single-family 
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attached housing types, are located within the existing Urban Community portion of the site. Generally, 
the Master Concept Plan (MCP) for the companion rezone includes clustered development, open space 
exceeding Land Development Code minimums, and appropriate uses, all of which are indicated in Policy 
28.2.3 as rural planning practices. Because the application is still under review, some details of the MCP 
may change by the time it reaches a public hearing; however, the rezoning application will have to prove 
consistency with Goal 28 regardless of the decision of the requested comprehensive plan amendments.  
 
The requested Future Land Use Map amendment, which would increase density on a portion of the 
subject property, but not increase the potential population of Planning District 1, is not inconsistent with 
Objective 28.2, Rural Lands Framework.  
 
The subject property is not within the Rural Village, as indicated on Map 1-C and described in Objective 
28.3. Objectives 28.5 and 28.6 direct the County to create development standards, evaluate land 
conservation funding, protect wellfields, and pursue access to public resources. These objectives and 
their supporting policies are not applicable to this request.  
 
As stated in the Connectivity section relating to Objective 27.4, development of the subject property will 
need to be consistent with the Urban and Suburban road standards in Goal 39, rather than the Urban and 
Rural standards, consistent with Objective 28.4. The applicant will need to demonstrate consistency with 
Policy 28.4.2 in the design of the proposed development, but the requested comprehensive plan 
amendments do not change or conflict with the requirements of this Objective and are therefore 
consistent with Objective 28.4, and its supporting policies. Additionally, the applicant has provided a 
Traffic Impact Statement. The impacts of the proposed land use change are discussed in the Public 
Facilities and Infrastructure section (Page 11) of the staff report.  
 
Lee Plan Objective 4.1 requires all residential development exceeding 2.5 units per acre to connect to 
water and sewer. To fully realize the density potential of the Sub-Outlying Suburban and Urban 
community Future Land Use Categories, the property owner or applicant would need access to central 
water and sewer services. As mentioned in the analysis for Objective 27.3 on page 7, the subject property 
is subject to a Basin Management Action Plan (BMAP). Under state statute FS 163.3177, as amended by 
HB 1379 in 2023, local governments must consider how to extend utilities to residential development 
exceeding one (1) unit per acre in a BMAP. The proposed Future Land Use Map amendment would allow 
for a maximum of 796 potential units on the subject property, based on standard densities, at a density 
of approximately four (4) units per acre. The proposed incorporation of the subject property into the 
LCU Future Water Service Area (Map 4-A) and LCU Future Sewer Service Area (Map 4-B) is consistent 
with state statutes regarding utility expansion within a BMAP and Lee Plan Objective 4.1.  
 
Goals 53, Potable Water Infrastructure, and 56, Sanitary Sewer Infrastructure, state:  
 

GOAL 53: POTABLE WATER INFRASTRUCTURE. Provide high-quality central 
potable water service throughout Lee County. Ensure that the costs of providing facilities 
is borne by those who benefit from them. 
 
GOAL 56: SANITARY SEWER INFRASTRUCTURE. In partnership with 
franchised/certificated utilities providers, provide sanitary sewer service and wastewater 
treatment and disposal throughout Lee County.  
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The applicant is electing to connect to Lee County Utilities' potable water and sanitary sewer 
infrastructure. The applicant would be financially responsible for extending the line if the proposed 
development exceeds the allowances in Standards 4.1.1 and 4.1.2 or connecting to the line when it 
becomes available. Policy 53.1.1 states that the LCU service area is illustrated in Map 4-A, and Policy 
56.1.1 states that sewer service areas are indicated on Map 4-B. The applicant has received a letter from 
Lee County Utilities dated January 17, 2025, stating that it can serve the subject property if the property 
is included in the Potable Water and Sanitary Sewer Future Service Areas.  
 
The Urban Community portion of the subject property is currently within the Florida Governmental 
Utilities Authority (FGUA) wastewater franchise area. Lee Plan Policy 56.1.5 states that when a property 
is within a designated franchise area (FGUA), another franchise—in this case, LCU—may not serve the 
property without written approval from the designated franchise. This policy is reproduced below.  
 

POLICY 56.1.5: No permit will be issued allowing any utility to use a public right-of-way 
or to cut a pavement in a public right-of-way to extend service outside of its 
certificated/franchised area or to extend service into an area allocated to another utility, 
unless the other utility concurs in writing. This will be enforced along municipal and state 
rights-of-way by interlocal agreement and memorandum of agreement as required. 

 
The applicant received a letter from FGUA dated September 29, 2017 agreeing to release the service area 
to Lee County Utilities. Based on this letter, the request does not conflict with Policy 56.1.5.  
 
The request to add the subject property to Map 4-A is consistent with Goals 53 and 56 and their 
supporting policies.  
 
Policy 126.1.4 of the Lee Plan requires that development maintain groundwater levels at or above existing 
levels. Connecting to the LCU's potable water system will reduce stress on the shallow aquifer typically 
used for residential wells and help to maintain or improve groundwater levels near the subject property. 
Therefore, amending the Lee Plan to allow for connection to LCU’s potable water is consistent with 
Policy 126.1.4.   
 
Lee Plan Policy 1.6.5 establishes the Planning Districts Map and Acreage Allocation Table, which divides 
the county into districts and allocates acreage for residential and non-residential development. The policy 
is reproduced below.  
 

POLICY 1.6.5: The Planning Districts Map and Acreage Allocation Table (Map 1-B and 
Table 1(b)) depict the proposed distribution, extent, and location of generalized land uses 
through the Plan’s horizon. Acreage totals are provided for land in each Planning District 
in unincorporated Lee County. No development orders or extensions to development orders 
will be issued or approved by Lee County that would allow the acreage totals for 
residential, commercial or industrial uses contained in Table 1(b) to be exceeded. This 
policy will be implemented as follows:  
 
1. For each Planning District the County will maintain a parcel based database of 

existing land use.  
2. Project reviews for development orders must include a review of the capacity, in acres, 

that will be consumed by buildout of the development order. No development order, or 
extension of a development order, will be issued or approved if the acreage for a land 
use, when added to the acreage contained in the updated existing land use database, 
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exceeds the limitation established by Table 1(b) regardless of other project approvals 
in that Planning District.  

3. When updating the Lee Plan’s planning horizon, a comprehensive evaluation of the 
Planning Districts Map and Acreage Allocation Table will be conducted. 

 
Because the applicant is requesting a future land use category that does not currently exist within District 
1, the applicant is requesting new residential acreage for the Sub-Outlying Suburban category. The 
amendments are shown in Attachment 1. As stated previously in this report, the residential acreage was 
removed from the Urban Community areas within District 1 and reallocated to Sub-Outlying Suburban in 
District 1 without increasing the total population. Staff has reviewed the Table 1(b) amendment and found 
it consistent with the current parcel-based database and projected development for Planning District 1.  
 
Based on the analysis in this report, the Sub-Outlying Suburban land use category would appropriately 
balance the property's general characteristics with the limitations of the Community Plan Areas and 
provide additional protection from industrial uses adjacent to existing single-family residential 
development. The proposed amendments to Maps 1-A, 4-A, and 4-B, and Table 1(b) are generally 
consistent with the Lee Plan.  
 
PUBLIC FACILITIES AND INFRASTRUCTURE 
Site-specific impacts on public services and service availability will be examined during the review of 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 amendment to the Lee Plan requires short-range (5-year) and long-range (2045) LOS analysis. The 
tables in this section summarize the proposed project's traffic generation for the weekday AM and PM 
peak hours. This traffic analysis summary outlines the Level of Service (LOS) for various roadway segments 
and intersections, comparing conditions without a proposed change to conditions with the proposed 
change.  
 
5-Year Analysis (2029)  
The 5-year analysis2 indicates the following roadway segments will operate at the following LOS with and 
without the proposed change, respectively. 
 

ROADWAY SEGMENT LOS WITHOUT CHANGE0F

1 LOS WITH CHANGE1 

SR 80 (Palm Beach Blvd) 

● From Werner Dr. to Joel Blvd. (Site 
Access) C C 

● From Joel Blvd to Hendry Co. Line C C 

Broadway Ave 

 
1 Table 4A of the TIS was resubmitted under separate cover during staff review and includes a corrected 
background traffic growth rate estimate with corrected LOS estimates.  
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● From North River Rd to SR 80 D D 

Joel Blvd 

● From 18th St to SR 80 C C 

N. River Rd 

● From Franklin Lock Rd to Broadway. B B 

● From Broadway to Hendry Co. Line C C 

 
Long Range Horizon Analysis (2045)  
The Long Range 2045 Horizon LOS analysis indicates the following roadway segments will operate at the 
corresponding Level of Service (LOS), respectively. 
 

ROADWAY SEGMENT1F

2 LOS WITHOUT CHANGE LOS WITH CHANGE 

SR 80 (Palm Beach Blvd)2F

3 

● From Werner Dr. to Joel Blvd. (Site 
Access) C C 

● From Joel Blvd to Hendry Co. Line B B 

Broadway Ave 

● From North River Rd to SR 80 F F 

Joel Blvd 

● From 18th St to SR 80 D D 

N. River Rd 

● From Franklin Lock Rd to Broadway. C C 

● From Broadway to Hendry Co. Line C C 

 

 
2 North River Road and Joel Boulevard are Arterial Roads, and Broadway Ave is a Major Collector maintained by the 
County. 
3 SR 80 is a 55mph Arterial Road maintained by the State of Florida.  
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The proposed amendment is consistent with GOAL 95 of the Lee Plan, Objective 95.1, and Policy 95.1.1. 
The County ensures the provision of services at the adopted "Minimum Acceptable Levels of Service." 
While the analysis indicates that Broadway Avenue will operate at LOS "F," mitigation is not required for 
the zoning petition, as the mandatory payment of impact fees is considered to mitigate any existing 
deficiencies to the level at which they occurred without the development. 
 
Transportation concurrency is non-regulatory, according to Florida Statutes Section 163.3180 and Lee 
Plan Policy 95.1.3, which states, “Compliance with non-regulatory LOS standards will not be a requirement 
for continued development permitting, but will be used for facility planning purposes.”  
 
UTILITIES 
The subject property is not currently within Lee County Utilities' (LCU) potable water or sewer service area 
map; however, LCU provided a letter of availability, dated January 17, 2025, indicating capacity to serve.  
 
OTHER INFRASTRUCTURE 
• Emergency Medical Services and Fire: The primary ambulance for this location is Medic 11, located 

8.4 miles west. This location cannot meet the existing service standards for the proposed 
development, as required by County Ordinance 08-16. The department plans to construct a station at 
River Hall to help address this response issue. Additional analysis will be required once the new station 
is under construction. 

• Police: According to a letter from the Lee County Sheriff’s Office, dated October 21, 2024, the 
amendment will not affect the Agency’s ability to provide law enforcement services.  

• Solid Waste: According to a letter dated February 21, 2025,  Lee County Solid Waste Department is 
capable of providing solid waste collection service through their franchised hauling contractors.  

• Public Transit: According to a letter from LeeTran, dated February 24, 2025, the proposed 
development is not within one-quarter mile of a fixed-route corridor. The 2021 TDP does not identify 
the need for enhanced or additional services in the area; the developer is not required to connect to 
or improve transit facilities based on the current Lee County Transit LDC section 10-441. 

• Schools: This project is located in the Elementary School Proximity Zone “D”, the Middle Schools 
Proximity Zone “DD”, and the High School Enrollment Zone East, Sub-Zone 3. According to a letter 
from the School District of Lee County, dated 2025,  the proposed project will not negatively impact 
school capacity.  

 
CONCLUSIONS 
Staff has reviewed the proposed amendment and provides the following conclusions: 
 
• The Sub-Outlying Suburban land use category would appropriately balance the property's general 

characteristics with the limitations of the applicable Community Plan Areas  
• Adding the subject property to Map 4-A is consistent with Goals 53 and 56 and supporting policies.  
• The proposed incorporation of the subject property into the LCU Future Water Service Area (Map 4-

A) and LCU Future Sewer Service Area (Map 4-B) is consistent with state statutes regarding utility 
expansion within a BMAP and Lee Plan Objective 4.1.  

• The applicant has provided all of the required documentation for the proposed amendments 
according to AC 13-6 and Goal 17.  
  

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners 
adopt the proposed amendment as shown in Attachments 1 and 2.   



 

 

ATTACHMENT 1 

 
 Map 1A Existing Future Land Use Map 

 
 Map 1A Proposed Future Land Use Map 

 
 Map 4A Future Water Service Areas 

 
 Map 4B Future Sewer Service Areas 

 
 Table 1(b) Proposed – Staff Recommendation 
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District 2 District 3 District 4 District 5 District 6 District 7 District 8 District 9 District 10

Existing Proposed Existing Proposed

Intensive Development 1,516                    1,516                    -                        -                        -                              -                              17                                -                              21                                -                              238                             -                              -                              

Central Urban 13,658                 13,658                 -                        -                        -                              -                              207                             24                                -                              -                              230                             -                              25                                

Urban Community 22,453                 22,431                 813                       791                       453                             -                              475                             -                              -                              -                              -                              -                              150                             

Suburban 14,871                 14,871                 -                        -                        -                              -                              1,950                         -                              -                              -                              80                                -                              -                              

Outlying Suburban 3,652                    3,652                    38                         38                         -                              -                              490                             13                                3                                  429                             -                              -                              -                              

Sub-Outlying Suburban 1,787                    1,831                    -                        44                         -                              -                              330                             -                              -                              -                              -                              -                              227                             

Commercial -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Industrial 15                           15                           -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              6                                  

Public Facilities -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

University Community 503                        503                        -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Destination Resort Mixed Use Water Dependent 8                              8                              -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Burnt Store Marina Village 2                              2                              -                        -                        -                              -                              -                              2                                  -                              -                              -                              -                              -                              

Industrial Interchange -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

General Interchange 110                        110                        -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              35                                

General Commercial Interchange -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Industrial Commercial Interchange -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

University Village Interchange -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

New Community 2,075                    2,075                    1,115                  1,115                  -                              -                              -                              -                              -                              -                              -                              -                              960                             

Airport -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Tradeport 3                              3                              -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              3                                  

Rural 7,564                    7,559                    2,230                  2,225                  -                              -                              800                             730                             -                              -                              -                              -                              -                              

Rural Community Preserve 3,517                    3,517                    -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Coastal Rural 1,338                    1,338                    -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Outer Island 233                        233                        2                            2                            4                                  -                              1                                  -                              -                              169                             -                              -                              -                              

Open Lands 2,186                    2,186                    153                       153                       -                              -                              -                              257                             -                              -                              -                              -                              -                              

Density Reduction/ Groundwater Resource 6,974                    6,974                    131                       131                       -                              -                              -                              -                              -                              -                              -                              -                              -                              

Conservation Lands Upland -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Wetlands -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

Conservation Lands Wetland -                         -                         -                        -                        -                              -                              -                              -                              -                              -                              -                              -                              -                              

               82,464                82,481                 4,482                 4,499                           457                                -                         4,270                       1,026                              24                           598                           548                                -                         1,406 

Commercial                  8,916                  8,916                     300                     300                              53                                -                             450                              27                                 9                           125                           150                                -                         1,216 

Industrial                  4,788                  4,788                        30                        30                                 3                                -                             300                              10                              15                              70                           315                                -                         2,134 

            120,279             120,279              14,219              14,219                           622                                -                         4,864                       7,323                                 6                       2,340                           583                                -                         9,689 

               21,889                21,889                 5,500                 5,500                                -                                  -                             240                              90                                -                                  -                                  -                                  -                                   2 

               13,658                13,658                 5,500                 5,500                                -                                  -                             615                           100                                -                                  -                                  -                                  -                             465 

               87,756                87,756                 2,468                 2,468                           297                                -                         1,163                       3,186                              67                       1,595                           926                                -                         2,206 

               26,773                26,756                 1,294                 1,277                              28                                -                             733                           742                                 8                           103                              17                                -                                88 

            366,523             366,523              33,793              33,793                       1,460                                -                      12,635                    12,504                           129                       4,831                       2,539                                -                      17,206 

            584,331             584,331                 8,235                 8,235                       1,470                                -                      35,253                       2,949                           152                           725                       5,273                                -                      22,566 
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Unincorporated County District 1

Northeast Lee County
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District 11 District 12 District 13 District 14 District 15 District 16 District 17 District 18 District 19 District 20 District 21 District 22

33                                -                              -                              -                              801                             1                                  30                                -                              376                             -                              -                              -                              

7                                  656                             32                                -                              3,113                         -                              7,233                         -                              2,131                         -                              -                              -                              

-                              978                             1,207                         -                              863                             540                             16,851                      -                              7                                  115                             -                              -                              

-                              2,566                         2,069                         -                              1,202                         659                             -                              -                              6,345                         -                              -                              -                              

1,253                         438                             -                              -                              -                              502                             -                              -                              396                             -                              90                                -                              

-                              -                              13                                -                              -                              -                              -                              55                                145                             66                                -                              950                             

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              3                                  3                                  -                              3                                  -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              503                             -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              8                                  -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

33                                -                              -                              -                              -                              -                              -                              8                                  14                                -                              -                              20                                

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

1,573                         -                              99                                -                              -                              227                             14                                -                              454                             50                                -                              1,387                         

-                              -                              -                              -                              -                              -                              -                              -                              -                              3,517                         -                              -                              

-                              -                              -                              -                              -                              1,338                         -                              -                              -                              -                              -                              -                              

-                              2                                  -                              -                              -                              55                                -                              -                              -                              -                              -                              -                              

80                                -                              -                              -                              -                              -                              -                              -                              30                                -                              -                              1,667                         

-                              -                              -                              -                              -                              -                              -                              4,742                         -                              -                              -                              2,101                         

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

-                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              -                              

                      2,979                       4,651                       3,926                                -                         5,982                       3,322                    24,129                       4,805                       9,897                       3,748                              90                       6,125 

                          326                           774                           938                                -                         2,012                           288                           900                           118                       1,121                              19                              18                              72 

                                5                           198                           387                                -                             566                              67                           218                           215                           244                                 4                                 2                                 4 

                      3,214                       4,898                       6,375                                -                         5,883                       4,831                    20,267                    17,992                    10,117                       3,052                           653                       3,351 

                                5                              13                                 5                                -                                  -                         2,780                              35                    11,945                              90                           630                                 4                           550 

                                3                                -                                   5                                -                                  -                                70                              50                       2,500                           250                       2,000                                -                         2,100 

                      1,677                       9,786                       2,232                                -                             211                    15,489                       1,077                    41,028                       1,607                           382                       1,465                           895 

                             12                              55                           244                                -                                   4                       2,200                    15,115                       2,400                       1,323                           850                           130                       1,425 

                      8,221                    20,375                    14,113                                -                      14,658                    29,047                    61,791                    81,003                    24,649                    10,685                       2,362                    14,522 

                   15,325                    44,132                    53,974                                -                      76,582                    13,431                  160,429                    18,538                  109,952                       5,951                           741                       8,653 
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l ee Counly 

Community 
Development 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

Project Name: Caloosa 80 CPA 

Project Description: Proposal to change the FLU category of a 92.71+/· ac site from Rural to Sub-Oullying Suburban and to add the Property (192.3+/· ac) to the LCU Future 

Waler and Sanitary Sewer Service Areas . This requires 3 map amendments to Lee Plan Map 1 A, Map 4A, & Map 4B. There is a companion text amendment to Table 1 {b) 

to increase residential acreage in the Northeast Lee County District. There is a companion MPD rezone request for 690 DU's and 30,000 SF of commercial uses. 

Map(s) to Be Amended: _1_A_, 4_A_, _4B ______ _________________________ _ 

State Review Process: D Small-Scale Review D State Coordinated Review Ii] Expedited State Review 

1. Name of Applicant: Neal Communities of Southwest Florida, LLC 

Address: 28100 Bonita Grande Dr., Suite 106 

City, State,Zip: Bonita Springs, FL 34135 

Phone Number: (239) 405-7366 E-mail : toak@nealcommunities.com 

2. Name of Contact: RVi Planning + Landscape Architecture c/o Alexis Crespo, AICP 
Address: 28100 Bonita Grande Dr., #305 

3. 

City, State, Zip: Bonita Springs, FL 34135 

Phone Number: (239) 850-8525 

Owner(s) of Record: Caloosa 80 LLP c/o Stan Whitcomb 
Address: 631 Turtle Beach Road 

City, State,Zip: North Palm Beach, FL 33408 

E-mail: acrespo@rviplanning.com 

Phone Number:_(_23_9_)_4_05_-_oa_3_6 _____________ E-mail: stanw@whitgroup.com 

4. Property Location: 
1. Site Address: Multiple, see STRAPs below 

2. STRAP( s ): 29-43-27-00-00005.0000; 29-43-27-00-00012.0060; 30-43-27-00-00001.01 90 

s. Property Information: 

Total Acreage of Property :_1_9_2_.3______ Total Acreage Included in Request: 92•71 (Map lA, 192•3 (Map 4A& 46) 

Total Uplands: 183.56 Total Wetlands:_8_.7_4 ______ Current Zoning: _R_V_P_D ________ _ 

Current Future Land Use Category(ies): Urban Community and Rural 

Area in Each Future Land Use Category: Urban Community (99.64 acres) and Rural (92.71 acres) 

Existing Land Use: _P_a_s_tu_r_es _________________________________ _ 

6. Calculation of maximum allowable development under current Lee Plan: 

Residential Units/Density: 746 Commercial Intensity: ____ _ Industrial Intensity : 

7. Calculation of maximum allowable development with proposed amendments: 

Residential Units/Density : 690 Commercial Intensity:_____ Industrial Intensity: 

~~!l~ 
COMMUNITY DEVELOPMENT 
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Public Facilities Impacts 

NOTE: The applicant must calculate public facilities impacts based on the maximum development. 

1. Traffic Circulation Analysis : The analysis is intended to determine the effect of the land use change on the Financially 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5 -year horizon). 
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative 
Code(AC)l3- 17. 

a. Proposals affecting less than IO acres, where development parameters are contained within the Traffic Analysis 
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/ 
intensity , may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and 
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected 
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is 
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of 
analysis for : 

1. Total peak hour trip generation less than 50 total trip ends - trip generation . 

ii. Total peak hour trip generation from 50 to 300 total trip ends - trip generation , trip distribution and trip 
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis 
consistent with AC- I 3-17 and TIS Guidelines), shori-term (5 year) and long-range (to current Lee Plan 
horizon year) segment LOS analysis of the nearest or abutting arierial and major collector segment(s) 
identified in the Transporiation Inventory based on the trip generation and roadway segment LOS analysis 
criteria in AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss 
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS shori term 
analysis. 

111. Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip 
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13 -17 and TIS 
Guidelines), shori-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS 
analysis ofarierial and collector segments listed in the Transporiation Inventory. LOS analysis will 
include any poriion ofroadway segments within an area three miles offset from the boundary of the 
application legal description metes and bounds survey. LOS analysis will also include any 
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application. 

b. Map amendment - greater than IO acres -Allowable density/intensity will be determined by Lee County Planning 
staff. 

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3): 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency 
Management Report): 

a Franchise Area, Basin, or District in which the property is located 
h Current LOS, and LOS standard of facilities serving the site 
c Projected 2030 LOS under existing designation 
d Projected 2030 LOS under proposed designation 
e Existing infrastructure, if any, in the immediate area with the potential to serve the subject property 
f Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements 
g Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water 

Lee County Comprehensive Plan Map Amendment Application Form (12/2022) Page 2 of5 



In addition to the above analysis, provide the following for potable water: 

a. Determine the availability of water supply within the franchise area using the current water use allocation 
(Consumptive Use Permit) based on the annual average daily withdrawal rate. 

b. Include the current demand and the projected demand under the existing designation, and the projected demand under the 
proposed designation. 

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation. 
d. Include any other water conservation measures that will be applied to the site (see Goal 54). 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support 
facilities, including: 

a. Fire protection with adequate response times 
b. Emergency medical service (EMS) provisions 
c. Law enforcement 
d. Solid Waste 
e. Mass Transit 
f. Schools 

ln reference to above, the applicant must supply the responding agency with the information from application items 
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the 
responding agency. 

Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding prope1iies, and assess the site's suitability 
for the proposed change based upon the following: 

I. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the infomrntion). 
3. A topographic map depicting the prope1iy boundaries and 100-year flood prone areas indicated (as identified by FEMA). 
4. A map delineating the prope1iy boundaries on the most recent Flood Insurance Rate Map. 
5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 
6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, state 

or local agencies as endangered, threatened or species of special concern. The table must include the listed species by 
FLUCCS and the species status (same as FLUCCS map). 

Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archaeologically sensitive areas) and provide an analysis of 
the proposed change's impact on these resources. The following should be included with the analysis: 

I. A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property 
or adjacent properties. 

2 A map showing the subject property location on the archaeological sensitivity map for LeeCounty. 

Internal Consistency with the Lee Plan 

I. Discuss how the proposal affects established Lee County population projections, Lee Plan Table l(b) and the total population 
capacity of the Lee Plan Future Land UseMap. 

2 List all goals and objectives of the Lee Plan that are affected by the proposed amendment or that affect the subject prope1iy. 
This analysis should include an evaluation of all relevant policies under each goal andobjective . 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

State Policy Plan and Regional Policy Plan 

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan 
amendment. 

Justify the proposed amendment based upon sound planning principles 

Support all conclusions made in this justification with adequate data and analysis . 

Planning Communities/Community Plan Area Requirements 
If located within a planning community/community plan area, provide a meeting summary document of the required public 
informational session [Lee Plan Goal 17] . 
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Sketch and Legal Description 

The certified legal description(s) and certified sketch of the description for the property subject to the requested change. A 
metes and bounds legal description must be submitted specifically describing the entire perimeter boundary of the property 
with accurate bearings and distances for every line . The sketch must be tied to the state plane coordinate system for the 
Florida West Zone (North America Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of 
beginning and the other an opposing corner. If the subject property contains wetlands or the proposed amendment includes 
more than one land use category a metes and bounds legal description, as described above, must be submitted in addition to 
the perimeter boundary of the property for each wetland or future land use category. 
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SUBMITTAL REQUIREMENTS 

Clearly label all submittal documents with the exhibit name indicated below. 

For each map submitted, the applicant will be required to submit a 24"x36" version and 
8.5"x11" reduced map for inclusion in public hearing packets. 

MINIMUM SUBMITTAL ITEMS (3 Copies) 

Completed Application (Exhibit - Ml) 

Disclosure of Interest (Exhibit - M2) 

Surrounding Property Owners List, Mailing Labels, and Map For All Parcels Within 500 Feet of the Subject Property 
(Exhibit - M3) 
Existing Future Land Use Map (Exhibit - M4) 

Map and Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties 
(Exhibit - MS) 

Map and Description of Existing Zoning of the Subject Property and Sun-ounding Prope1ties (Exhibit - M6) 
Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Proposed (Exhibit- M7) 

Copy of the Deed(s) of the Subject Propetty (Exhibit - MS) 

Aerial Map Showing the Subject Propetty and Surrounding Prope1ties (Exhibit - M9) 

Authorization Letter From the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit - MIO) 

Proposed Amendments (Exhibit - Ml I) 

Lee Plan Analysis (Exhibit - M12) 

Environmental Impacts Anal vs is (Exhibit - M 13) 

Historic Resources Impact Analysis (Exhibit - M 14) 

Public Facilities Impacts Analysis (Exhibit - M 15) 

Traffic Circulation Analysis (Exhibit - Ml6) 

Existing and Future Conditions Analysis -
Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit -
Ml7) 

Letter of Determination For the Adequacy/Provision of Existing/Proposed Support Facilities - Fire 
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools 
(Exhibit - MIS) 

State Policy Plan and Regional Policy Plan (Exhibit - Ml 9) 

Justification of Proposed Amendment (Exhibit - M20) 

Planning Communities/Community Plan Area Requirements (Exhibit - M21) 

APPLICANT - PLEASE NOTE: 

Changes to Table 1 (b) that relate directly to and are adopted simultaneously with a future land use map amendment may be 
considered as part of this application for a map amendment. 

Once staff has determined the application is sufficient for review, 15 complete copies will be required to be submitted to staff. 
These copies will be used for Local Planning Agency hearings, Board of County Commissioners hearings, and State 
Reviewing Agencies . Staff will notify the applicant prior to each hearing or mail out to obtain the required copies. 

If you have any questions regarding this application , please contact the Planning Section at (239) 533-8585 . 
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DISCLOSURE OF INTEREST 
AFFIDAVIT 

BEFORE ME this day appeared Alfred Hoffman Jr., who, being first duly sworn and 
deposed says: 

1. That I am the record owner, or a legal representative of the record owner, of the 
property that is located at 29-43-27-00-00005.0000: 29-43-27-00-00012.0060; 30-43-27-00-
00001.0190 and is the subject of an Application for zoning action (hereinafter the "Property"). 

2. That I am familiar with the legal ownership of the Property and have full knowledge 
of the names of all individuals that have an ownership interest in the Property or a legal entity 
owning an interest in the Property. 

[OPTIONAL PROVISION IF APPLICANT IS CONTRACT PURCHASER: In addition, I am familiar 
with the Individuals that have an ownership interest in the legal entity that is under contract to 
purchase the Property.] 

3. That, unless otherwise specified in paragraph 6 below, no Lee County 
Employee, County Commissioner, or Hearing Examiner has an Ownership Interest in the 
Property or any legal entity (Corporation, Company, Partnership, Limited Partnership, Trust, 
etc.) that has an Ownership Interest in the Property or that has contracted to purchase the 
Property. 

4. That the disclosure identified herein does not include any beneficial Ownership 
Interest that a Lee County Employee, County Commissioner, or Hearing Examiner may have 
In any entity registered with the Federal Securities Exchange Commission or registered 
pursuant to Chapter 517, whose interest is for sale to the general public. 

5. That, if the Ownership Interest in the Property changes and results in this 
affidavit no longer being accurate, the undersigned will file a supplemental Affidavit that 
identifies the name of any Lee County Employee, County Commissioner, or Hearing 
Examiner that subsequently acquires an interest In the Property. 

6. Disclosure of Interest held by a Lee County Employee, County Commissioner, 
or Hearing Examiner. 

N/A 
Name and Address 

Percentage of 
Ownership 

N/A 

Under penalty of perjury, I declare that I have read the foregoing and the facts alleged are 

Web/Discolsureoflnterest (02/2020) Page 1 



true to the best of my knowledge and belief. 

Property wner 

,i/fl( p ;I;~ r' /1;4/V 
Print Name 

*****"'***"'NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS********** 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OF LEE 

The foregoing instrument was sworn to (or affirmed) and subscribed before me by 
means of J2rphy,si~ ~sence or O online notarization, on It ...- lb· >1'( (date) 
by A1~ J:j2W'M.a.- (name of person providing oath or affirmation), 
who is personally known to me or who has produced ____ ........... _ _;_ _______ _ 
(Type of identification) as identification. 

STAMP/SEAL SignaeofNotary Public 

Web/Discolsureoflnterest (02/2020) Page2 
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Surrounding Property Owners List, Mailing 
Labels, and Map for All Parcels Within 500 

Feet of the Subject Property 
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V tJII EN s'I 

Date of Report: October 21 , 2024 

Buffer Distance: 500 feet I Rerun I 
Click here to download the mall..llllilg~ mailing~(Avery 
5161) and CSV formatted information . 

Parcels Affected: 35 

Subject Parcels: 29-43-2 7-00-00005.0000, 29-43-27-00-00012. 0060, 30-43-27-00-00001.0190 

To change, add or remove subject parcels please change the parcel selection in Geo View 

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION 
MAP 

INDEX 

RJVERGLEN PROPERTIES LLC 29-43-27-00-00001.0000 N !/2OFN l 2OFSW!/4OFNW !/4N l 
1380 GASPARJLLA DR 19171 PALM BEACH BLVD STRD80+NW1 /4OFNW1 /4+APARL 
FORT MYERS FL 33901 ALVA FL 33920 INNWl/4DESC OR797PG765 LES 

RR/W 

CS HOLDINGS OF SWFL LLC 29-43-27-00-00003.0000 PARLIN NW 1/4 SEC 29 2 
15975 ANDERSON LN 19431 PALM BEACH BLVD TWP 43 R 27 DESC IN 
FORT MYERS FL 33912 ALVA FL 33920 OR 1017 PG 221 LES R R/W OR 

2896/25 

HOELDERLIN ARTHUR JOSEPH III 29-43-2 7-00-00004. 0000 PARLIN NW 1/4 SEC 29 3 
2251 SUNSET TRL 2251 SUNSET TRL TWP 43 R 27 DESC IN 
ALVAFL33920 ALVA FL 33920 OR 919 PG 455 +LESSOR 

3272/2265 LESS R/W OR 2828/1203 
+ LESS R/W OR 2894/2555 

MALLETT ROBERT LANE TR 29-43-27-00-00004.0010 PARL IN NW 1/4 SEC 29 4 
2101 SUNSET TRL 2101 SUNSET TRL TWP 43 R 27 DESC IN 
ALVA FL 33920 ALVA FL 33920 OR 3272 PG 2265 LESS R/W OR 

2828/1203 + LESS R/W OR 
2894/2555 



STATE OF FL DOT 29-43-27-00-00005.0010 PARL LOC IN THE S 1/2 OF 5 
PO BOX 1249 19030 PALM BEACH BLVD NW 1/4 AS DESC IN 
BARTOW FL 33831 ALVA FL 33920 OR 2879/3553 LESS RD R/W + 

LESS 5.0020 

STATE OF FL DOT 29-43-27-00-00005.0020 PARL LOC IN THE S 1/2 OF 6 
PO BOX 1249 19200 PALM BEACH BLVD NW 1/4 AS DESC IN 
BARTOW FL 33831 ALVA FL 33920 OR 2879/3553 LESS RD R/W + 

LESS 5.0010 

GONZALEZ ARAQUE MAIRON 29-43-27-00-00006.0000 N 1/2 OF N 1/2 OF SW 1/4 7 
YUSET 19140 PALM BEACH BLVD OF NW 1/4 S OF RD LESS RD 
19140 PALM BEACH BLVD ALVA FL 33920 R/W LESS W 200 FT+ LESS 
ALVA FL 33920 

BOWDLER DAVID F 29-43-27-00-00006.0020 PARLIN SW 1/4 OF NW 1/4 8 
14011 CEMETERY RD 19170 PALM BEACH BLVD SEC 29 TWP 43 R 27 DESC IN 
FORT MYERS FL 33905 ALVA FL 33920 OR 785 PG 90 

CHILDRESS SHANE & VICTORIA 29-43-27-00-00006. 0030 E I 00 FT OF W 485 FT OF N 9 
16050 MULRION BLVD 19080 PALM BEACH BLVD 260.17FTOFS ll50.l7FT 
PUNTA GORDA FL 33982 ALVA FL 33920 OF NW l/4 S OF SR 80 R/W 

LYNCH THOMAS 2 9-43-2 7-00-00006. 0040 FRM SW CRN OF N 1/2 OF N 1/2 10 
19160 PALM BEACH BLVD 19160 PALM BEACH BLVD OF SW 1/4 OF NW l/4 E 820 TO 
ALVA FL 33920 ALVA FL 33920 POB THN S I 00 E 110 N I 00 W 110 

FT 

ARIS HORTICULTURE INC 29-43-2 7-00-00007. 0000 NE l/4 N OF SR 80 LESS II 
ERIN MAZZUCCO 2200 OWANITA RD I I .00 I THRU 11 .003 + LESS BLDG 
115 THIRD ST SE ALVA FL 33920 ONLY PARL AS DESC IN 
BARBERTON OH 44203 INST#2008000328784 

STATE OF FL DOT 29-43-27-00-00011. 0000 PARL LOC IN THE SW 1/4 12 
PO BOX 1249 19600 PALM BEACH BLVD OF THE NE I /4 AS DESC 
BARTOW FL 33831 ALVA FL 33920 IN OR 2854 PG 4034 

WILKINSON KATHERINE A TR 29-43-27-00-00011.0010 LANDS AS DESC IN OR 13 
19521 PALM BEACH BLVD 19521 PALM BEACH BLVD 1113 PG 294 LES R R/W OR 
ALVA FL 33920 ALVA FL 33920 2870/970 

ROSAS RUIZ MARCO A 2 9-43-27-00-00011. 0020 E280FTOFE l/2OFNW 14 
8956 BANYAN COVE 19581 PALM BEACH BLVD 1/4 OF SW 1/4 OF NE 1/4 N 
FORTMYERS FL33919 ALVA FL 33920 OF STRD 80 

BARLEY SANDRA D 29-43-27-00-00011.0060 PAR IN SW 1/4 OF NE 1/4 15 
PO BOX 217 19590 PALM BEACH BLVD DESC IN OR 896 PG 728 LESS 
ALVA FL 33920 ALVA FL 33920 OR 1916 PG 4675 + OR 2854 

PG 4034 

JOHNSON JACKIE L 29-43-27-00-00012.0000 W 1/2 OF NW 1/4 OF NE 1/4 16 
19401 LITTLE LN 19401 LITTLE LN OF SW 1/4 
ALVA FL 33920 ALVA FL 33920 

HEATH STANLEY TR 29-43-27-00-00012.0020 NW 1/4 OF NW 1/4 OF SE 1/4 17 
19591 LITTLE LN 19591 LITTLE LN LESSRDR/W 
ALVA FL 33920 ALVA FL 33920 

CHOW KAI FU 29-43-27-00-00012. 0080 NW 1/4 OF SE 1/4 OF SW 1/4 18 
15861 COUNTRY CT 19400 LITTLE LN + W 1/2 OF SW 1/4 OF NE 1/4 
FORT MYERS FL 33912 ALVA FL 33920 OF SW 1/4 OF SEC 29 

SMITH BRITTANY G 29-43-27-00-00012.0110 NE 1/4 OF NE 1/4 OF SW 1/4 19 
19471 LITTLE LN 194 71 LITTLE LN OF SECTION 29 
ALVA FL 33920 ALVA FL 33920 

QUATTROCCHI STEPHANIE 29-43-27-00-00012.0120 E 1/2 OF NW 1/4 OF NE 1/4 20 
1943 I LITTLE LN 19431 LITTLE LN OF SW 1/4 
ALVA FL 33920 ALVA FL 33920 

REINBOTT MICHAEL & LISA 29-43-27-00-00012.0140 E 1/2 OF SW 1/4 OF 21 
PO BOX 1423 19430 LITTLE LN NE 1/4 OF SW 1/4 DESC IN 
LABELLE FL 33975 ALVA FL 33920 OR 4032 PG 3737 

MARRA ESTATES LLC 29-43-2 7-00-00021. 0000 N 1/2 OF SW 1/4 OF SW 22 
3001 BATEMAN RD 19101 CATTLEMANS CV 1/4 



ALVA FL 33920 ALVA FL 33920 

MARRA ESTATES LLC 29-43-2 7-00-00023. 000A SW 1/4 OF THE SW 1/4 OF THE 23 
300 I BATEMAN RD ACCESS UNDETERMINED SW 1/4 OF SEC 29 TWP 43 R 27 
ALVA FL 33920 ALVA FL 33920 LEE COUNTY FLORIDA 

LESS THE NORTH I 00 FEET 
8.487 ACRES +/-

MARRA JASON A 29-43-2 7-00-00024.0000 PARLIN SW 1/4 OF SW 1/4 24 
7800 UNIVERSITY POINT DR ACCESS UNDETERMINED SEC 29 TWP 43 R 27 DESC IN 
FORT MYERS FL 33907 ALVA FL OR 75 PG 562 

BERNARD BRIAN W & SIMONE 30-43-27-00-00001. 0040 PARL LOC IN SE 1/4 OF 25 
2995 BATEMAN RD 2995 BATEMAN RD THE SE 1/4 AS DESC IN 
ALVA FL 33920 ALVA FL 33920 OR 2811 PG 3151 

HAMILTON MILTON J III & 30-43-27-00-00004.0130 PORT EAST 430 FT OF THE NW 26 
190 I BALSEY RD 2076 SNYDER DR 1/4 
ALVA FL 33920 ALVA FL 33920 OF NE 1/4 N OF SR 80 

DESC OR 2619/3015 LESS PAR A 
AS DESC IN INST #2013000259081 
+ LESS ROW DESC IN OR 2843 PG 
1273 

GROFF NICHOLAS P II TR 30-43-2 7-00-00005.0010 PARLIN NE 1/4 OF THE 27 
2051 SNYDER DR 2051 SNYDER DR NE 1/4 N OF ST RD 80. 
ALVA FL 33920 ALVA FL 33920 AS DESC IN OR 2747/0143 

LESS R/W OR 2900/2921 

HERNANDEZ LILIANA & 30-43-2 7-00-00005. 0080 PARLIN NE 1/4 OF THE 28 
4537 LUCKETT RD 18881 PALM BEACH BLVD N 1/4 N OF ST RD 80 AS 
FORT MYERS FL 33905 ALVA FL 33920 DESC IN 2006000138419. 

ALVAREZFREDDYSVALDES 30-43-27-00-00005.0100 PARL IN NE 1/4 OF THE 29 
18931 PALM BEACH BLVD 18931 PALM BEACH BLVD NE 1/4 N OF ST RD 80 AS 
ALVA FL 33920 ALVA FL 33920 DESC IN OR 2747/0143 

LESS R/W OR 2900/2921 

ALVAREZ FREDDYS VALDES 30-43-27-00-00005.0110 PARLIN NE 1/4 OF THE 30 
18951 PALM BEACH BLVD 18951 PALM BEACH BLVD NE l/4NOFSTRD80AS 
ALVA FL 33920 ALVA FL 33920 DESC IN OR 2747/0143 

LESS R/W OR 2900/2921 

MARRA ESTATES LLC 30-43-2 7-00-00006. 0000 PARLIN SE 1/4 OF NE 1/4 31 
7800 UNIVERSITY POINTE DR #300 18770 PALM BEACH BLVD SEC 30 TWP 43 R 27 DESC IN 
FORT MYERS FL 33907 ALVA FL 33920 OR 1120 PG 438 

LEE COUNTY 30-43-27-Ll-U3457.5463 PINE CREEK ACRES UNIT 1 PB I 0 32 
PO BOX 398 ACCESS UNDETERMINED PG 13 LTS 5 THRU 17 + 29 + 30 + 
FORT MYERS FL 33902 ALVA FL 33920 33 THRU 36 + 39 + 40 PINE 

CREEK ACRES UNIT 2 PB 10 PG 
74 LTS 2 THRU 23 + 29 THRU 39 + 
LEGAL CONT IN NOTES 

STULB JOSEPH JR 30-43-27-L2-U3532.5487 PARCEL OF NE 1/4 OF THE NE 1/4 33 
18851 PALM BEACH BLVD 18851 PALM BEACH BLVD OF SEC 30 TWP 43 RNG 27 
ALVA FL 33920 ALVA FL 33920 DESC IN INSTRUMENT 

2020000169009 

LEE COUNTY 31-43-27-Ll-U3464.5312 THE SOUTH 3279 FT OF SEC W 34 
PO BOX 398 ACCESS UNDETERMINED OF LESS BATEMAN RD RD + ALL 
FORT MYERS FL 33902 ALVA FL 33920 OF SEC 31 WEST+ SOUTH OF 

BATEMAN RD LES PARLS 2.000 + 
4.001 + GREENBRIAR UN 34 PB 
27 PG 54 PARCELS 47 + 70 THRU 
72 + 75 



RIVERGLEN PROPERTlES LLC 
1380 GASPARILLA DR 
FORT MYERS FL 33901 

HOELDERLIN ARTHUR JOSEPH l1l 
2251 SUNSET TRL 
ALVA FL 33920 

ST A TE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831 

GONZALEZ ARAQUE MAlRON YVSET 
19140 PALM BEACH BLVD 
ALVA FL 33920 

CI-ITLDRESS SHANE & VlCTORIA 
16050 MVLR1 ON BL VD 
PUNTA GORDA FL 33982 

ARIS HORTICVL TVRE INC 
ERIN MAZZUCCO 
115 THIRD ST SE 
BARBERTON OH 44203 

WILKINSON KA TJ-[ERJNE A TR 
19521 PALM BEACH BL VD 
ALVA FL 33920 

BARLEY SANDRA D 
PO BOX 217 
ALVA FL 33920 

HEATH STANLEY TR 
19591 LITfLE LN 
ALVA FL 33920 

SMITH BR1TfANY G 
19471 LITfLE LN 
ALVA FL 33920 

Page Break 

CS HOLDINGS OF SWFL LLC 
15975 ANDERSON LN 
FORT MYERS FL 33912 

MALLETf ROBERT LANE TR 
210 I SUNSET TRL 
ALVA FL 33920 

STATE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831 

BOWDLER DA YID F 
14011 CEMETERY RD 
FORT MYERS FL 33905 

LYNCH THOMAS 
19160 PALM BEACH BLVD 
ALVA FL 33920 

ST A TE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831 

ROSAS RUIZ MARCO A 
8956 BANYAN COVE 
FORT MYERS FL 33919 

JOHNSON JACKJE L 
1940 I LJTfLE LN 
ALVA FL 33920 

CHOW KAI FU 
15861 COUNTRY CT 
FORT MYERS FL 33912 

QUA TTROCCHJ STEPHANIE 
19431 LJTfLE LN 
ALVA FL 33920 

Page Break 
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REINBOIT MJCHAEL & LISA 
PO BOX 1423 
LABELLE FL 33975 

MARRA ESTA TES LLC 
3001 BATEMAN RD 
ALVA FL 33920 

BERNARD BRIAN W & SIMONE 
2995 BA TEMAN RD 
ALVA FL 33920 

GROFF NICHOLAS P II TR 
2051 SNYDER DR 
ALVA FL 33920 

ALVAREZ FREDDYS VALDES 
18931 PALM BEACH BL VD 
ALVA FL 33920 

MARRA ESTATES LLC 
7800 UNIVERSITY POINTE DR #300 
FORT MYERS FL 33907 

STULB JOSEPH JR 
18851 PALM BEACH BL VD 
ALVA FL 33920 

MARRA ESTA TES LLC 
3001 BATEMAN RD 
ALVA FL 33920 

MARRA JASON A 

PageBreak 

7800 UNNERSITY POINT DR 
FORT MYERS FL 33907 

HAMIL TON MIL TON J III & 
190 I BALSEY RD 
ALVA FL 33920 

HERNANDEZ LILIANA & 
4537 LUCKETT RD 
FORT MYERS FL 33905 

ALVAREZFREDDYSVALDES 
18951 PALM BEACH BLVD 
ALVA FL 33920 

LEE COUNTY 
PO BOX 398 
FORT MYERS FL 33902 

LEE COUNTY 
PO BOX 398 
FORT MYERS FL 33902 



l~\ fi 

Aerial Map 

RVi Planning + Landscape Architecture 



10401 H1gl1land Manor Dr 
Suite 220 
Tampa, FL 33610 
Tel. 813 443.8282 
www.rviplanning com 

CALOOSA 80 • AERIAL MAP 
9 Lee County, FL 

■ Date : 4/1/2022 

# 22001218 

& Caloosa 80 LLP 

Subject Boundary 

320 640 1,280 

Feet 

lnfo11nal1on f11rmshed ,egardmg this property Is 
horn sowces deemed reliable RV1 has not made 
an mdepentlen t 1nvesll gal1on o r these sources 
and no wa11an ty 1s mad e as 10 1hcn accwacy or 
comp le teness This plan Is concep tual , subJecl 10 
change, and does not represen1 any regulatory 
app1oval 
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change, and does not 1ep1esent any regu latory 
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"O 
X 
E 
ci. .. 
::;; 
=> _, 
u. 
"O 
Q) 

"' 0 
a. e 
a.. 
0 
0:, .. 
"' 0 
0 
iii 
Sl 
0 
X 
~ 
en 
15 
N 
9 z 
0 

~ 
::;; 
0:: 
0 u. 
~ 
w 
en 
<( 
ID 
'<I" 
9 
0 
0:, .. 
"' 0 
0 
iii 
t) 

0:, 

;;; 
~ 

0 
0 
N 
~ 
.:..; 
.i::: 
-:;; 
a.. 
c 
Q) 

E 
13 
0 
0 

Urban 
Community 

mmuni 

Outlying 
~--Suburban 

Cop).·m•o RVI 

Rural 

Sub­
Outlying 
Suburban 

Rural 

Sol!rn IE aJ')liiies , CNJ~S1/i'liril;Jl!Js GS, USGA, 
USG e rml!ll;1i ty 

l~\ l i CALOOSA 80 • PROPOSED FUTURE LAND USE MAP 
320 640 1,280 

Feet 
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9 Lee County, FL 

■ Date: 5/18/2022 

I 22001218 

& Caloosa 80 LLP 

Subject Boundary 
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horn souices deemed ,ehable RV1 has not made 
an independen t mve~ tI9 atI011 o l lhesr: sou,ces 
and no warranly Is made as to then accu,acy o, 
co mp lelenes!o Tlus plan 1s concep lual subJect lo 
change and does not rep1esent any regula tory 
approval 
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10401 Highland Manor Dr 
Suite 220 
Tampa. FL 33610 
Tel: 813.443.8282 
www.rviplanning com 

CALOOSA 80 • EXISTING FUTURE WATER SERVICE 
9 Lee County, FL 

■ Date: 5/19/2022 

ill 22001218 

& Caloosa 80 LLP 

AREA MAP 

Subject Boundary 

- Future Water Service Area 

900 1,800 3,600 

Feet 

ln lorrna\1on lurn1she d 1egardu1g tt11s pr ope rly t!'> 

lr om sources dee med ,ehable RV1 ha s not made 
an 111d ependent inves t19al1on o f the se soui ces 
and no wau anly is made as lo then accuracy or 
com pleteness This plan IS conceplual, subje ct lo 
change, and does not rep re senl any regulalory 
approval 
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9 Lee County, FL 

■ Date: 4/1/2022 

# 22001218 
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AREA MAP • , 

900 1,800 3,600 

Subject Boundary 

- Proposed Future Water Service Area 

Feet 
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lrom sources d<'erned reliab le RV1 h.i s not made 
an mdepend en t Inves11ga1mn of lhese sources 
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chang1; and does not ,eprescnt any re9u lalo1y 
approval 
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10401 Highland Manor Dr 
Suite 220 
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CALOOSAHATCHEE RIVER 

Source: Esri , Maxar, GeoEye, Earthstar Geographies , CNES/Airbus DS , USDA, 
USGS, AeroGRID , IGN, and the GIS User Community 

CALOOSA ao• EXISTING FUTURE SANITARY SEWER 
750 1,500 3,000 

Feet 
Lee County, FL 

Date : 8/31/2022 

22001218 

Caloosa 80 LLP - Subject Boundary SERVICE MAP 

Future Sanitary Sewer Service Area 
lnlo1mat1on 11.u mshed re9a1dm9 lh1s p1 ope 1ty 1s 
lr om sou1ces deemed reliable RV, has not made 
an independent 11wes t1gat1on of these sou rces 
and no warr anty 1s made as to then accuracy or 
comple leness Thi s plan 1s co ncep tual, subject to 
change, and does not represent any ,egulalo,y 
approval 
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Su11e 220 
Tampa. FL 33610 
Tel 813 443 8282 
www rviplanning com 

CALOOSAHATCHEE RIVER 

Source: Esri, Maxar, GeoEye, Earthstar Geographies , CNES/Airbus OS, USDA, 
USGS, AeroGRID , IGN , and the GIS User Community 

CALOOSA 80• PROPOSED FUTURE SANITARY 
Lee County, FL 

Date: 8/31/2022 

22001218 

Caloosa 80 LLP 

- Subject Boundary SEWER SERVICE MAP 

- Future Sanitary Sewer Service Area 

750 1,500 3,000 

Feet 

lnfonna\1011 fu11m,hed 1eya1d1ng tlrn, prope1ty 1s 
f1om soutces deemed iehal>le RV1 ha s not made 
an 1ndepende111 n1vestigat1on o l th ese sources 
and no warranty IS n,ade as to I/ten accuracy u1 
completeness Tim, plan 1s conceptual subject 10 
change. and doei. no1 1epresent any reg11la101y 
approval 
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DESCRIPTION: 
RURAL FUTURE LAND USE (F.L.U.) 

A PARCEL OF LAND LOCATED IN SECTION 29 , TOWNSHIP 43 SOUTH, RANGE 27 EAST IN LEE COUNTY, FLORIDA, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHWEST CORNER OF SAID SECTION 29; THENCE N 01 ' 19'47" W ALONG THE WEST LINE OF THE SOUTHWEST 
QUARTER OF SAID SECTION FOR A DISTANCE OF 1321.81 FEET TO THE NORTHWEST CORNER OF A CERTAIN PARCEL BY INSTRUMENT 
NUMBER 2007000251171 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA AND THE POINT OF BEGINNING; THENCE CONTINUE 
ALONG SAID WEST SECTION LINE, RUN N 01 ' 19'47" W, 1321 .45 FEET TO THE NORTHWEST CORNER OF THE SOUTHWEST OF SAID 
SECTION 29; THENCE RUN N 00' 49'00" W, ALONG THE WEST LINE OF THE NORTHWEST QUARTER OF SAID SECTION 29, A DISTANCE OF 
701.74 FEET TO THE SOUTHWEST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2879, PAGE 3553, OF THE 
PUBLIC RECORDS OF LEE COUNTY; THENCE DEPARTING SAID WEST SECTION LINE, RUNS 81'55'10" E, 259.80 FEET ALONG THE 
SOUTHERLY BOUNDARY LINE OF AFOREMENTIONED PARCEL TO THE SOUTHEAST CORNER THEREOF; THENCE N 00' 50'15" W, 509.82 
FEET ALONG THE EASTERLY BOUNDARY LINE OF SAID PARCEL TO THE NORTHEAST CORNER THEREOF AND THE SOUTHERLY 
RIGHT-OF-WAY LINE OF PALM BEACH BOULEVARD (STATE ROAD 80); THENCE RUNS 82 ' 03'50" E ALONG SAID RIGHT-OF-WAY LINE, A 
DISTANCE OF 129.52 FEET TO THE NORTHWEST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2655, PAGE 
3059; THENCE RUNS 00°54'50" E, ALONG THE WESTERLY BOUNDARY LINE OF SAID PARCEL, A DISTANCE OF 266.04 FEET TO THE 
SOUTHWEST CORNER THEREOF; THENCE RUN N 89' 15'34" E, ALONG THE SOUTHERLY BOUNDARY LINE OF SAID PARCEL AND THE 
SOUTHERLY BOUNDARY LINES OF THREE PARCELS DESCRIBED IN OFFICIAL RECORDS BOOK 1140, PAGE 1744, OFFICIAL RECORDS 
BOOK 2983, PAGE 1220 AND OFFICIAL RECORDS BOOK 2246, PAGE 2979 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, A 
DISTANCE OF 734.80 FEET TO THE SOUTHEAST CORNER OF SAID PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 2246, PAGE 2979; 
THENCE RUN N 00' 51'50" W, ALONG THE EASTERLY BOUNDARY LINE OF SAID PARCEL, A DISTANCE OF 150.82 FEET TO THE 
NORTHEAST CORNER THEREOF AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE; THENCE RUNS 81'52'00" E, ALONG 
SAID SOUTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 500.41 FEET, TO THE NORTHWEST CORNER OF A CERTAIN PARCEL 
DESCRIBED IN OFFICIAL RECORDS BOOK 2879, PAGE 3553; THENCE RUN ALONG THE WESTERLY BOUNDARY LINE OF SAID PARCEL, S 
08' 06'20" W, 250. 12 FEET TO THE SOUTHWEST CORNER THEREOF; THENCE RUN S 81 °52'20" E, 249.92 FEET ALONG THE SOUTHERLY 
BOUNDARY LINE OF SAID PARCEL TO THE SOUTHEAST CORNER THEREOF; THENCE RUN N 08' 09'20" E, 250.10 FEET ALONG THE 
EASTERLY BOUNDARY LINE OF SAID PARCEL TO THE NORTHEAST CORNER THEREOF AND THE AFOREMENTIONED SOUTHERLY 
RIGHT-OF-WAY LINE; THENCE RUNS 81'56'50" E, ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 73.56 FEET, TO A 
CURVE CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 17087.13 FEET, A CENTRAL ANGLE OF 01 ' 40'52", A CHORD BEARING OF S 
79' 16'26" E FOR 501.31 FEET; THENCE ALONG THE ARC OF SAID CURVE AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE, 
RUN 501 .33 FEET; THENCE CONTINUE ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, RUN S 78' 26'40" E FOR 183.55 FEET TO A CURVE 
CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 17159.98 FEET, A CENTRAL ANGLE OF 00' 06'34", A CHORD BEARINGS 78' 15'52" E 
FOR 32,74 FEET; THENCE ALONG THE ARC OF SAID CURVE AND THE AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE, RUN 32.74 
FEET; THENCE DEPARTING SAID AFOREMENTIONED SOUTHERLY RIGHT-OF-WAY LINE, RUN S 01 ' 13'02" E, 764.34 FEET TO THE 
NORTHEAST CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3616 , PAGE 2890; THENCE RUNS 89' 15'48" W, 
ALONG THE NORTHERLY BOUNDARY LINE OF SAID PARCEL AND THE NORTHERLY BOUNDARY LINE OF THE TWO FOLLOWING 
PARCELS DESCRIBED IN OFFICIAL RECORDS BOOK 3906, PAGE 52 AND BY INSTRUMENT NUMBER 2007000138101 OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA, A DISTANCE OF 1320.51 FEET TO THE NORTHWEST CORNER OF SAID PARCEL DESCRIBED BY 
INSTRUMENT NUMBER 2007000138101; THENCE RUNS 01 ' 17'38" E, ALONG THE WESTERLY BOUNDARY LINE OF SAID PARCEL AND 
CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3039, PAGE 3678, A DISTANCE OF 1319.21 FEET, TO THE NORTHEAST 
CORNER OF A CERTAIN PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 3296, PAGE 4612 ; THENCE RUNS 89' 09'58" W, ALONG THE 
NORTHERLY BOUNDARY LINE OF SAID PARCEL AND A CERTAIN PARCEL DESCRIBED BY INSTRUMENT NUMBER 2007000251171 , A 
DISTANCE OF 1320.26 FEET TO THE POINT OF BEGINNING. 

CONTAINING 92.75 ACRES, MORE OR LESS. 

SURVEYOR'S NOTES 

THE DESCRIPTION SHOWN HEREON IS NEW. 

BEARINGS BASED ON THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 29-43-27 , AS BEARING 
N 01 ' 19'47" W, PER FLORIDA GRID, WEST. 

UNLESS IT BEARS THE SIGNATURE AND ORIGINAL RAISED SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER, 
AND ALL SHEETS ARE INCLUDED, THIS MAP IS NOT VALID. 

COORDINATES SHOWN HEREON ARE BASED ON FLORIDA GRID, WEST ZONE, NAO 83/2011 . 

CERTIFICATE OF AUTHORIZATION LICENSE BUSINESS NO. 6891. 

THIS IS NOT A SURVEY! 

PREPARED BY: 
THOMAS M. ROOKS JR. P.S.M. DATE 
FLORIDA CERTIFICATE NO. 6347 
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CURVE TABLE 

CURVE# RADIUS C.A. ARC CHO CHDBRG 

C1 17087.13 1· 40' 52" 501.33 501.31 S79° 16' 26"E 

C2 17159.98 o· 06' 34" 32.74 32.74 S78° 15' 52"E 

PARCEL LINE TABLE PARCEL LINE TABLE 
ABBREVIATIONS 

BRG = BEARING LINE# BEARING DISTANCE LINE# BEARING DISTANCE 

C1 = CURVE DESIGNATION L 1 S81 "55'10"E 259.80 LB S8°06'20"W 250.12 
C.A. = CENTRAL ANGLE 

CHD = CHORD 
L2 N0"50'15"W 509.82 L9 SB 1 °52'20"E 249.92 

INSTR. = INSTRUMENT L3 S82°03'50"E 129.52 L10 N8°09'20"E 250.10 

L 1 = LINE DESIGNATION L4 S0°54'50"E 266,04 L 11 S81 °56'50"E 73.56 
LB = LICENSED BUSINESS 

O.R. = OFFICIAL RECORDS LS N89°15'34"E 734.80 l12 S78"26'40"E 183.55 

PG. = PAGE LS N0°51'50"W 150.82 L 13 S1°13'02"E 764.34 

P.O.B. = POINT OF BEGINNING 

P.O.C . = POINT OF COMMENCEMENT 
L7 S81 °52'00"E 500.41 

R/W = RIGHT OF WAY 
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Charlie Green, Lee County Clerk of Circuit Court, Deed Doc. D $24132 . 50 Rec. 
Fee $35.50 Deputy Clerk CKELLER 

::~!,~ tg~~~~ .. H~"-rl:~~~ ~urs~~r~:pe> 
' 201 N. Franklin St, Suite 2100 

Addrou : T FL -33nD2 
Thia lnatrumo~Jl°pl,,od l>y: DOn~R. Livingstone, Esq. 
Add .... , Don R. Livingstone, P.A. 

7711 S. W. 62 Avenue, #101 
South Miami, Fl. 33143 

Property AppralHra Parcel ldenllflcatton (Follo) Number(I): 

29-43- 27-00-00005.0000 
SPACE ABOVE THIS LINE FOR PROCESSING DATA --------------- --- SPACE ABOVE THIS LINE FOR RECORDING DATA 

w ARRANTY DEED ( STATUTORY FORM - SECTION 689.02, F.S.) 

This Indenture, made this 11th day of August, 2005 , Between BONITA GLADE, LC., A FLORIDA 
LIMITED LIABILITY COMPANY, of the County of Miami-Dade, State of FL., grantor*, and CALOOSA 80, LLP, A 
FLORIDA LIMITED LIABILITY PARTNERSHIP whose post office address Is 8891 Brighton Lane 
Suite126, Bonita Springs, Florida 34135, Grantee*, 

Witnesseth that said grantor, for and in consideration of the sum of Ten ....................................................... Dollars, 
and other good and valuable consideration to said grantor In hand paid by said grantee, the receipt whereof is hereby 
acknowledged, has granted and sold to the said grantee, and grantee's heirs and assigns forever, the following described 
land, situate, lying and being in Lee County, Florida, to-wit: 

A tract of Land In Section 29, Township 43 South, Range 27 East, Lee County, Florida, being more particularly 
described as follows: SEE ATTACHED EXHIBIT "A" 

SUBJECT TO: Zoning, restrictions, prohibitions and other requirements imposed by governmental 
authority; restrictions and mattters appearing on the Plat or otherwise common to the subdivision: 
public utlllty easements of record, restrictions, reservations, conditions, easements, dedications and 
limitations of record and taxes for the year 2005 and subsequent years. 

and said grantor does hereby fully warrant the title to said land, and will defend the same against the lawful claims of all 
persons whomsoever. 

*"Grantor" and "grantee" are used for singular or plural, as context requires. 

In Witness Whereof, grantor has hereunto set grantor's hand and seal the day and year first above written. 

STATE OF FLORIDA 
COUNTY OF MIAMI-DADE 

BONITA GLADE, L.C., A FLA. LTD. 
LIABILITY COMP ANY 

ROY F. CUSTER, JR., MANAGER 

Printed name 

6924 Willow Lane, Miami Lakes, Fl. 33014 
Po.11 Office Addrtu 

The foregoing Instrument was acknowledged before me this 11th day of August, 2005, b CUSTER, 
__.IB....il,s Manager of BONITA GLADE, L.C., A FLORIDA LIMITED LIABILITY COMPANY, ho ls personal! known 
~r who has produced a n/a as identification and did take an oath. 

My Commission Expires: 

~· "11•~ IIEIJIC)AOIIONiC 

~- ~ COMIIIIIIION-IIER 1/l. < 00187217 
7>,c- If' IIY (X)MIIIIIION (XPlflES 

OF f\O DEC, 22006 

~~ 
/~ 

• 
State of Florida at Large (Saal) 

1 
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___,I 

OR BOOK 03718 PAGE 23'30 

E.XRIBIT "A" 

THE NORTH ONE-HALF (N-1/2) OF THE NORTHWEST ONE-QUARTER (N'W-1/4) OF 
THE SOUTHWEST ONE-QUARTER (SW-l/4)0F SECTION 29, TOWNSHIP 43 SOUTH, 
RANGE 27 EAST, LEE COUNTY, FLORIDA, 

AND 

THE SOUTH ONE-HALF (S-1/2) OF THE NORTllWEST ONE-QUARTER (NW-1/4) OF 
SECTION 29, TOWNSHIP 43 SOUTH, RANGE 27 EAST, LEE COUNTY, FLORIDA, 
LYING SOUTH OF THE SOUTHERLY RIGHT-OF-WAY LINE OF PALM BEACH 
BOULEVARD (STATE ROAD 80), 

LESS THE FOLLOWING SEVEN (7) PARCELS: 

THREE (3) PARCELS DESCRIBED IN STIPULATED ORDER OF TA.KING RECORDED IN 
OFFICIAL RECORDS BOOK 2879, AT PAGES 3553 THROUGH 3558, OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS: 

PARCEL 1: 

THAT PORTION OF THE NORTHWEST (1/4) OF SECTION 29, TOWNSHIP 43 SOUTH, 
RANGE 27 EAST, LEE COUNTY, FLORIDA; 

BEING DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHWEST CORNER OF SAID NORTHWEST 1 / 4 OF SECTION 2 9; 
THENCE ALONG THE WEST BOUNDARY OF SAID SECTION 29, NORTH 00°53 1 13" 
WEST, 1,211.99 !:EET TO THE SOUTHERLY EXISTING RIGHT OF WAY LINE OF 
STATE ROAD 80 (E'A.LM BEACH .BOULEVARD [PER SECTION 1202-108]) FOR A 
POINT OF BEGINNING; THENCE ALONG SAID SOUTHERLY EXISTING RIGHT OF WAY 
LINE SOUTH 81"52'20" EAST, 260 . 00 FEET,· THENCE SOUTH 00°53'13" EAST, 
510 . 00 FEET; THENCE NORTH: 81~52'20" WEST, 260 FEET TO SAID WEST 
BOUNDARY OF SECTION 29; THENCE ALONG SAID WEST BOUNDARY NORTH 
00°53'13 11 WEST, 510.00 FEET TO THE POINT OF BEGINNING, 

PARCEL 2 : 

THAT PORTION OF THE NORTHWEST 1/4 OF SECTION 29, TOWNSHIP 43 SOUTH, 
RANGE 27 EAST, LEE COUNTY, FLORIDA; 

BEING DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHWEST 1/4 OF SECTION 29· 
THENCE ALONG THE EAST LINE OF SAID NORTHWEST 1 / 4, NORTH O 1°11 1 O411 , 
WEST, 876 . 48 FEET TO THE SURVEY BASE LINE OF STATE ROAD 80 (PALM 
BEACH BOULEVARD); THENCE ALONG SAID SURVEY BASE LINE NORTH 81°52'20" 

WEST, 1,022 . 32 FEET; THENCE SOUTH 08"07' 40"WEST, 75 FEET TO THE 
SOUTHERLY EXISTING RIGHT OF WAY LINE OF SAID STATE ROAD 80 (PER 
SECTION 1202-108) FOR A POINT OF BEGINNING; THENCE ALONG SAID 
SOUTHERLY EXISTING RIGHT OF WAY LINE SOUTH 81°52'20" EAST, 250 . 00 
FEET; THENCE SOUTH 08°07'40" WEST, 250 . 00 FEET; THENCE NORTH 
81"52'20" WEST, 250.00 FEET,· THENCE NORTH 08°07'40 11 EAST, 250 . 00 FEET 
TO THE POINT OF BEGINNING, 
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. t • . 

PARCEL 3 : 

OR BOOK 03718 

EXHIBIT "A" CONTINUED 

PAGE 2391 

THAT PORTION OF THE NORTHWEST 1/4 OF SECTION 29 , TOWNSHIP 43 SOUTH, 
RANGE 27 EAST, LEE COUNTY, FLORIDA , 

BEING DESCRIBED AS FOLLOWS : 

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHWEST 1/4 OF SECTION 29; 
THENCE ALONG THE EAST LINE OF SAID NORTHWEST 1/4, NORTH 01°11'04" 
WEST, 800 . 48 FEET TO THE SOUTHERLY EXISTING RIGHT OF WAY LINE OF 
STATE ROAD 80 (PALM BEACH BOULEVARD [PER SECTION 1202 - 108)) FOR A 
POINT OF BEGINNING ; THENCE A.LONG SAID EAST LINE SOUTH 01°11'04" EAST, 
36 . 10 FEET TO THE BEGINNING OF A CURVE CONCAVE NORTHERLY ; THENCE 

_)\LONG THE ARC OF SAID CURVE TO THE RIGHT, HAVING A RADIUS OF 
17,159 . 98 FEET, A CENTRAL ANGLE OF 00°06'33.9", AN ARC LENGTH OF 
32 . 77 FEET, THE CHORD FOR WHICH BEARS NORTH 78°29'32" WEST TO THE END 
OF SAID CURVE ; THENCE NORTH 78°26'15" WEST, 183.47 FEET TO THE 
BEGINNING OF A CURVE CONCAVE SOUTHERLY; THENCE A.LONG THE ARC OF SAID 
CURVE TO THE LEFT, HAVING A RADIUS OF 17,087.13 FEET, A CENTRAL ANGLE 
OF 01 ° 40 I 53. 3 II' AN ARC LENGTH OF 501 . 46 FEET I THE CHORD FOR WHICH 
BEARS NORTH 79°16'41" WEST TO SAID SOUTHERLY EXISTING RIGHT OF WAY 
LINE AND THE END OF SAID CURVE; THENCE ALONG SAID SOUTHERLY EXISTING 
RIGHT OF WAY LINE SOUTH 81°52'20" EAST, 710.95 FEET TO THE POINT OF 
BEGINNING , 

PARCEL DESCRIBED IN DEED RECORDED IN OFFICIAL RECORD BOOK 2655 , AT 
PAGES 3059 THROUGH 3060, OF THE PtJBLIC RECORDS OF LEE COUNTY, 
FLORIDA, MORE PARTICULARLY DESCRIBED AS : 

PARCEL 4 : 

BEGINNING AT A POINT 385 FEET EAST AND 1150.17 FEET NORTH OF THE 
SOUTHWEST CORNER OF THE NORTHWEST 1/4, SECTION 29, TOWNSHIP 43 SOUTH, 
RANGE 27 EAST, SAID POINT OF BEGINNING BEING ON THE SOUTH 
RIGHT-OF - WAY LINE OF STATE ROAD 80 ; THENCE SOOTH 260.17 FEET; THENCE 
EAST 100 FEET ; THENCE NORTH 243 . 73 FEET TO THE SOUTH RIGHT-OF - WAY 
LINE OF STATE ROAD 80; THENCE WESTERLY 101 . 34 FEET ALONG SAID SOUTH 
RIGHT - OF - WAY LINE OF STATE ROAD 80 TO THE POINT OF BEGINNING . 



INSTR# 2005000025366 Page Number: 4 of 4 

OR BODY, 03718 

EXHIBIT "A" CONTINUED 

PAGE 2392 

PARCEL DESCRIBED IN DEED RECORDED IN OFFICIAL RECORD BOOK 1440, AT 
PAGES 1744 THROUGH 1745, OF THE PUBLIC REC~RDS OF LEE COUNTY, 
FLORIDA, MORE PARTICULARLY DESCRIBED AS : 

PARCEL 5 : 

A TRACT OF PARCEL OF LAND LYING IN THE S . W. 1/2 OF THE N . W. 1/4 OF 
SECTION 29, TOWNSHIP 43 SOUTH, RANGE 27 EAST, LEE COUNTY, FLORIDA, 
SAID TRACT OR PARCEL IS FURTHER DESCRIBED AS : 

COMMENCE AT THE N.W. CORNER OF THE S . 1/2 OF THEN. 1/2 OF THE S . W. 
1/4 OF THE N . W. 1/4 OF SAID SEC. 29; THENCE RUNS . 89°59'08" E., 
ALONG THE NORTH LINE OF SAID FRACTION, FOR 496.50 FEET TO THE P.0 . B . 
OF THE PARCEL HEREIN DESCRIBED: FROM SAID P . O.B . RUNS . 00°08'42" E . , 
PARALLEL TO THE WEST LINE OF SAID SEC. 29, FOR 100 . 00 FEET; THENCE 
RUNS 89"59'08" E . , · pARAI,LEL TO THE NORTH LINE OF SAID FRACTION, FOR 
310 . 00 FEET; THENCE RUN N . 00°08'42" W., FOR 100 . 00 FEET TO A POINT 
ON SAID NORTH LINE OF FRACTION; . THENCE CONTINUE N . 0 0., 0 8' 4 2" W . , FOR 
100 . 22 FEET, HORE OR LESS, TO A POINT ON THE S'LY R/W LINE OF S . R . 
#80, "PALM BEACH BLVD."; THENCE RUN N. 81 ° 08' 00" W., ALONG SAID R/W 
LINE, FOR 313 . 88 FEET, HORE OR LESS TO A POINT WHICH LIES N . 
00°08'42" W. , -FROM P.O.B.: THENCE RUNS. 00°08'42" E . , FOR 148 . 52 
FEET TO THE P . b.B . 

PARCEL DESCRIBED IN DEED RECORDED IN OFFICIAL RECORD BOOK 2983, AT 
PAGE 1220 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, MORE 
PARTICULARLY DESCRIBED AS : 

PARCEL 6: 

THE EAST 500 FEET OF THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) 
OF THE SOUTHWEST QUARTER (SW 1/4) OF THE NORTHWEST QUARTER (NW' 1/4) 
OF SECTION 29, TOWNSHIP 43 SOUTH, RANGE 27 EAST, LYING SOUTH OF STATE 
ROAD NO . 80, EXCEPTING THERE FROM THE EASTERLY 390 FEET THEREOF. 

COMMENCING AT THE SOUTHWEST CORNER OF THE NORTH HALF (N 1/2) OF THE 
NORTH HALF (N 1/2) OF THE SOUTHWEST QUARTER (SW 1/4) OF THE NORTHWEST 
QUA.J:lTER (NW 1/4) OF SECTION 29, TOWNSHIP 43 SOUTH, RANGE 27 EAST, 
THENCE RUN EAST 820 FEET TO THE POINT OF BEGINNING; THENCE RUN SOUTH 
100 FEET; THENCE EAST 100 FEET; THENCE NORTH 100 FEET; THENCE WEST 
110 FEET TO THE POINT OF BEGINNING . 

PARCEL DESCRIBED IN DEED RECORDED IN OFFICIAL RECORD BOOK 2246, AT 
PAGE 2979 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, MORE 
PARTICULARLY DESCRIBED AS: 

PARCEL 7 : 

FROM NW CORNERS 1/2 OF THEN 1/2 OF THE SW 1/4 OF THE NW 1/4, THENCE 

EAST 930 FEET TO POB THENCE S 100 FEET, THENCE EAST 190 FEET,· NORTH 
TO S R/W LINE STATE ROAD 80 NORTHWESTEF~Y ALONG S . R . R/W TO A POINT 
NORTH OF POB , THENCE SOUTH TO POE, BEING IN SECTION 29 TOWNSHIP 43 
SOUTH, RANGE 27 EAST . 1 
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This Document Prepared By and Return to: 

Jayne M. Skindzier, Esq. 
Cummings & Lockwood LLC 
3001 Tamiami Trail North 
Naples, FL 34103 

Parcel ID Number: 29-43-27-00-00012. 0060 

Warranty Deed 
This Indenture, Made this ' ' rl{ day of 
Morgan Halle 

August , 2007 A.O. , 

of the County of Lee , State of Florida 
Caloosa 80 LLP, a Florida limited liability partnership 

Between 

, grantor, and 

whose address is: 3461 Bonita Bay Boulevard #101, Bonita Springs, FL 34134 

of the County of Lee State of Florida , grantee. 
Witnesseth that the GRANTOR, for and in consideration of the sum of 

------------------------TEN DOLLARS ($10) ----------------------- DOLLARS, 
and other good and valuable consideration lo GRANTOR in band paid by GRANTEE, the receipt whereof is hereby acknowledged, has 

granted, bargained and sold to the said GRANTEE and GRANTEE'S heirs , successors and assigns forever, the following described land, situate, 

lying and being in the County of Lee State of Florida lo wit: 

The following described parcel lying in Section 29, Township 43 
South, Range 27 East, Lee County, Florida, described as follows: The 
South 1/2 of the Northwest 1/4 of the Southwest 1/4, together with a 
non-exclusive easement for road right of way purposes over and across 
the following described property: the West 60 feet of the East 1/2 of 
the Southeast 1/4 of the Northeast 1/4, lying South of SR-80; and the 
West 60 feet of the Northeast 1/4 of the Northeast 1/4 of the 
Southeast 1/4 and the South 60 feet of the Northwest 1/4 of the 
Northeast 1/4 of the Southeast 1/4 and the South 60 feet of the North 
1/2 of the Northwest 1/4 of the Southeast 1/4 and the South 60 feet 
of the North 1/2 of the Northeast 1/4 of the Southwest 1/4 and North 
60 feet of the West 60 feet of the Southwest 1/4 of the Northeast 1/4 
of the Southwest 1/4, Lee County, Florida. 

Subject to (i) comprehensive land use plans, zoning, restrictions, 
prohibitions and other requirements imposed by governmental 
authority; (ii) restrictions and matters appearing on the plat or 
otherwise common to the subdivision; (ii i ) outstanding oil, gas and 
mineral interest of record, without right of entry; (iv) unplatted 
public utility easements of record; and (v) real property taxes for 
the year of closing and subsequent years. 

The subject property is vacant land and not the homestead of the 
Grantor who resides as listed herein. 

and the grantor does hereby fully Wllrranl the title to said land, and will defend the same against lawful claims of all persons whomsoever. 
Luer Gtnerttod by O Di1play Sy•lcnu, Inc., 2007 (863) 76).5555 Fonn FLWD-2 
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Warranty Deed -Page 2 

Parcel ID Number: 29-43-27-00-00012. 0060 

In Witness Whereof, the grantor has hereunto set his hand and seal the day and year first above written. 

_._LJ)._::...,i,,,l==-..,,,._,,\U.....,,,._ _______ (Seal) 
Morc}an Halle 

STATE OF Florida 
COUNTY OF Lee 

A Cea 

The foregoing instrument was acknowledged before me this 

Morgan Halle 

P.O. Address: 208 NW 5th Terrace, Cape Coral, FL 33993 

day or August , 2007 by 

he is personally known to me or he has produced his ___ P.__«-_O_L ___ ...,. _______ ....,,,..... ___________ _ 
___________ as identification. ~} ~ 

WHITCOMB 

OARIAJO C. ANGEI.O 
MY COMMISSION f DD 244333 

EXPIRES: November 2, 2007 
BondodThNNoo,,y ..... u,_ 

~am~: 
Notary Public 
My Commission Expires: 

l...uer Generated by O 0ltplay S~ems., Inc., 2007 (863) 763 -SSSS Fonn FLWD-2 
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Return to: t8nclc.-• 1elf-addre-■!td stamped enyelope) 
Name:•Stacy H. Krumin, Esquire 

201 North Franklin St:, Suite 2100 
Addron: Tampa, Florida 33602 
This ln1trument Prepared by: Don R, Livingstone, Esq. 
Add, ... , Don R. Livingstone, P.A. 

7711 S. W. 62 Avenue, #101 
South Miami, Fl. 33143 

Proparty Appralnrs Parcel ld1ntlflc1tJon (Follo} Number(•) : 

30-43-27-00-00001.0190 

SPACE ABOVE THIS LINE FOR PROCESSING DATA SPACE ABOVE THIS LINE FOR RECORDING DATA -----------------
w ARRANTY DEED ( STATUTORY FORM - SECTION 689.02, F.S.) 

This Indenture, made this 11th day of August, 2005, Between ROY F. CUSTER and PEGGY M. CUSTER, 
HUSBAND AND WIFE of the County of Miami-Dade, State of FL., grantor*, and CALOOSA 80, LLP, A FLORIDA 
LIMITED LIABILITY PARTNERSHIP whose post office address Is 8891 Brighton Lane 
Suite126, Bonita Springs, Florida 34135 Grantee•, 

Witnesseth that said grantor, for and lo consideration of the sum of Teo ....................................................... Dollars, 
and other good and valuable consideration to said graotor in hand paid by said grantee, the receipt whereof is hereby 
acknowledged, has granted and sold to the said grantee, and grantee's heirs and assigns forever, the following described 
land, situate, lying and being In Lee County, Florida, to-wit: 

A tract of Land In the East half of Section 30, Township 43 South, Range 27 East, Lee County, Florida, being more 
particularly described as follows: 

Commencing at the Southeast corner of Section 30, Township 43 South, Range 27 East, Lee County, Florida; 
thence North 00 degrees 17 minutes and 18 seconds West along the East section line of said Section 30, a 
distance of 574.13 feet to the centerline of the Florida Power and Light Easement and the point of beginning of a 
tract of land herein described; thence run North 00 degrees 17 minutes 18 seconds West along the East section 
line of said Section 30 a distance of 2,069.55 feet to the North line of the Southeast Quarter of said Section 30; 
thence North 00 degrees 53 minutes 41 seconds West along the East Section line of said Section 30, a distance of 
1,211.84 feet, to the Southerly right of way line of State Road 80; thence North 81 degrees 53 minutes 8 seconds 
West, along Southerly right of way line of State Road 80, a distance of 1,003.30 feet; thence South 1 degree 9 
minutes 48 seconds East, a distance of 175.44 feet; thence South 89 degrees 32 minutes 57 seconds West, a 
distance of 312.00 feet, to the Easterly R/W of Bateman Road, (50 foot wide) as described In County 
Commissioner's Minute Book 5, at Page 592, of the Public Records of Lee County, Florida; thence South 1 degree 
7 minutes 53 seconds East (South 1 degree 8 minutes 50 seconds East on Johnson Engineering Survey, dated 
June 9, 1994), along the centerline of Bateman Road, a distance of 3267.33 feet, to the centerline of a 150 foot 
Florida Power and Light Electrical Easement; thence North 89 degrees 1 minute 22 seconds East, along the 
centerline of aforesaid electrical easement, a distance of 1,302.81 feet, to the East section line of said Section 30, 
and the point of beginning. Less and Except any road right-of-way. 

SUBJECT TO: Zoning, restrictions, prohibitions and other requirements imposed by governmental 
authority; restrictions and mattters appearing on the Plat or otherwise common to the subdivision; 
public utility easements of record, restrictions, reservations, conditions, easements, dedications and 
limitations of record and taxes for the year 2005 and subsequent years. 

and said grantor does hereby fully warrant the title to said laud, and will defend the same against the lawful claims of all 
persons whomsoever. 

* "Grantor" and "grantee" are used for singular or plural, as context requires. 

rantor bas hereunto set grantor's hand and seal the day and year first above written, 

ROY F. CUSTER 
Printed name 

6924 Willow Lane, Miami Lakes, Fl. 33014 
Post Office Addrus 

PEGGY M. CUSTER 
Printed name 

6924 Willow Lane, Miami Lakes, Fl. 33014 
Posl Office Address 

1 
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ST A TE OF FLORIDA 
COUNTY OF MIAMI-DADE 

My Commission Expires: State of Florida at Large (Seal) 

2 
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AFFIDAVIT OF AUTHORIZATION 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, AP.,LICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED COMPANY (L.C.), PARTNERSHIP, LIMITED 

PARTNERSHIP, OR TRUSTEE 

I, Alfred Hoffman Jr. (name), as Registered Agent (owner/tltle) of Oaloosa 80 LLP (company/property), swear or 
affirm under oath, that I am the owner or the authorized representative of the owner(s) of the property and that: 

1. I have full authority to secure the approval(s) requested and to Impose covenants and restrictions on 
the referenced property as a result of any action approved by the County In accordance with this 
appllcatlon and the Land Development Code; 

•Notes: 

2. All answers to the questions In this applloatlon and any sketches, data or other supplementary matter 
attached hereto and made a part of this appllcatlon are honest and true; 

3. I have authorized the staff of Lee County Community Development to enter upon the property during 
normal working hours for the purpose of investigating and evaluating the request made thru this 
appllcatlon; and that 

4. The property will not be transferred, conveyed, sold or subdivided unencumbered by the conditions 
and restrictions Imposed by the approved action. 

• If the applicant Is a corporation, then II Is usually executed by the corp. pres. or v. pres. 
• If the applicant is a Limited Liability Company (L.L.C.) or Limited Company (L.C.)., then the documents should 

typically be signed by the Company's "Managing Member." 
• If the applicant Is a partnership, then typically a partner can sign on behalf of the partnership. 
• If the applicant Is {l limlted partnership, the.n the general partner mqst sign and be identified_ as the "general 

partner'' of the named partnership. 
• If the applicant is a trustee, then they must Include their title of "trustee." . 
• In each instance, first determine the applicant's status, e.g., individual, corporate, trust, partnership, estate, etc., 

and then use the appropriate format for that ownership. 

Under penaltles of perjury, I declare that I have read the foregoing Affidavit of Authorization and that 
the facts stated In It are true. 

~~ Date 

..... "_.*""'NOTE· NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS•u-•u 
• ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

Page 1 
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Caloosa 80 Comprehensive Plan Amendment (Map & Text) 

Lee Plan, State Policy Plan, Regional Policy Plan, Community Plan Area Consistency & 
Justification of the Proposed Amendment 

Exhibits M12, M19, M20, M21a 

REVISED OCTOBER 2025 

I. Request 

Neal Communities of Southwest Florida ("Applicant") is requesting approval of a Large-Scale 
Comprehensive Plan Amendment to change the future land use (FLU) category of 92. 71 +/- acres 
of the 192.3+/- acre site ("Property") from Rural to Sub-Outlying Suburban, and to add the 
Property to the Lee County Utilities, Future Water and Sanitary Sewer Service Areas. This request 
requires three map amendments to Lee Plan Maps 1 A, Map 4A, and Map 48. It also includes a 
text amendment to Table 1 (b) to increase the residential acreage of land in the Sub-Outlying 
Suburban FLU category of District 1, Northeast Lee County. 

The total Property owned by the Applicant is 192.3 acres. Currently, the majority of the site (99.6 
acres) is within the Urban Community FLU category, which allows for 6 du/acre and commercial 
uses. The remaining 92.7 acres of the Property are designated as Rural and are limited to 1 
du/acre. 

The amendment will allow for the development of a maximum of 2 du/ac in the parcels proposed 
as Sub-Outlying Suburban. This would entail a maximum total of 746 dwelling units per the density 
limitations set forth in Lee Plan Table 1 (a). 

The proposed text amendment will ensure sufficient residential acreage is allocated to the Sub­
Outlying Suburban FLU category of District 1 per Lee Plan Table 1 (b) to support this request. 
There is existing available residential acreage within the Urban Community FLU category of 
District 1 as well as commercial acreage in District 1. 

The Applicant has filed a companion Mixed Use Planned Development (MPD) rezoning 
application to further limit development of the Property to 690 dwelling units and up to 50,000 SF 
of neighborhood commercial retail along with accessory uses, and supportive infrastructure. 

II. Existing Conditions & Property History 

The Property is located south of Palm Beach Boulevard (SR 80) and east of Bateman Road and 
west of Goggin Road. The Property is currently zoned Recreational Vehicle Planned Development 
(RVPD) per Resolution No. Z-09-042 and is located within the Northeast Lee County Planning 
Community and Alva Community Planning Areas. The Property is currently utilized as agricultural 
pastureland. The RVPD zoning district permits the development of 417 RV sites, including 121 
transient and 296 non-transient RV sites, with associated accessory and subordinate uses, 
including limited commercial uses. 

Caloosa 80 
Comprehensive Plan Amendment Narrative 

Page 1 of 19 



Ill. Surrounding Land Use Pattern 

The Property is within an area characterized by rural and transitional suburban development 
patterns. The surrounding land use pattern consists of public rights-of-way to the north, south 
and west; Hickeys Creek Mitigation Park to the west; FOOT ponds and single-family residential 
to the north; vacant agricultural lands and single-family residential to the east; and a single-family 
residence to the south. Additionally, several developments are approved and/or permitted along 
SR 80 in proximity to the Property, including River Hall, Hickey's Creekside and River Oaks. 
Table 1 below further defines the surrounding Future Land Use designations, zoning districts 
and existing land uses. 

Lands in the immediate area are designated Rural, Conservation, as well as Urban Community 
to the south and northwest of the Property, and further to the east along SR 80. The FLUM 
amendment request will allow for a more gradual "step down" or transition of density from Urban 
Community (6 du/acre) to the Sub Outlying Suburban FLU (2 du/acre), in a manner that 
compliments the adjacent lower density and agricultural lands. Table 1 below further defines the 
surrounding Future Land Use designations, zoning districts and existing land uses. 

Table 1: Inventory of Surrounding Lands 
FUTURE LAND USE ZONING DISTRICT EXISTING LAND USE 

NORTH Rural AG-2 (Agricultural) Right of Way (SR 80.); single-
family residential; agriculture 

SOUTH Urban Community; AG-2 (Agricultural) Florida Power & Light easement; 
Rural single-family residential; vacant 

EAST Rural AG-2 (Agricultural) Single-family residential; 
aQriculture 

WEST Conservation Lands - EC (Environmentally Right-of-Way (Bateman Road); 
Upland Critical) conservation (Hickeys Creek 

Mitigation Park) 

IV. Public Infrastructure 

As outlined in the application materials, the subject property is serviced or planned to be serviced 
by existing public infrastructure that can accommodate the proposed mix of residential and 
commercial uses. 

Potable water and sanitary sewer service will be provided by Lee County Utilities (please see 
the Letter of Service Availability from Lee County Utilities) via developer funded extensions of 
these facilities to the project. This proposal provides a substantial private investment in public 
infrastructure and will provide the opportunity to connect numerous properties currently on well 
and septic to centralized utilities. This is particularly impactful considering the area's proximity to 
the Caloosahatchee River. 

The surrounding roadway network has adequate capacity as set forth in the accompanying 
Traffic Circulation Analysis prepared by TR Transportation Consultants, Inc. There are adequate 
community facilities and services in the immediate vicinity of the project, including fire, law 
enforcement, schools, and parks. 
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The Applicant anticipates coordination of zoning conditions with County Staff to ensure that 
adequate service is available at the time of construction. Please refer to the enclosed 
infrastructure analysis and agency availability letters (Exhibit M 15, M 16 & M 17) for a complete 
description of available infrastructure and services to support the amendment request. 

V. Proposed Amendment 

The amendment request will allow for development of the Property as a mixed-use community 
with a maximum of 690 units and up to 50,000 SF of commercial uses, along with associated 
infrastructure and amenities. The Applicant has submitted a companion MPD rezoning petition to 
implement the intended development program, while ensuring adequate protection to the 
environment and rural character of the area. 

The current amendment requests for a change in FLU from Rural to Sub-Outlying Suburban, 
which allows for the increase in density to allow for a compact form of development where 
infrastructure exists to support new growth, while ensuring that the rural character of the 
community is preserved. The proposed FLU category restricts residential density to 2 units per 
acre, achieving a gradual reduction in densities from Urban Community that lies to the immediate 
west to the Rural lands to the east. 

At the same time, the residential development introduces housing options in the community as 
well as commercial uses that could provide required services to the residents of the community 
and the adjoining rural areas, thereby reducing vehicle miles travelled and allowing for 
accessibility by bicycle and pedestrians in the project and immediate area. 

The proposed development, being developed at a density greater than 2.5 du/ac is required to 
connect to a public water service, per the Lee Plan Standard 4.1 .1. The amendment includes a 
request for the Property to be added to the Lee County Utilities, Future Water Service Areas. The 
gross density of the companion MPD is 4 du/acre, thereby exceeding this minimum threshold. 
The extension of utilities is solely at the developer's expense and will eliminate well and septic 
tanks on the property. This is a significant environmental benefit due to proximity to the 
Caloosahatchee River. 

Further, the proposed text amendment requests that additional acreage be added to the Sub­
Outlying Suburban FLU category in District 1, ensuring that the project is consistent with Table 
1(b) of the Lee Plan . 

VI. Compatibility/Protection of Rural Character 

The MPD proposes several development standards and limitations to ensure the rural character 
of the Alva community is protected post-development. The proposed standards/conditions are 
as follows: 

• Maximum of 690 dwelling units (below the allowable density under current Urban 
Community & proposed Sub-Outlying Suburban future land use categories) ; 

• The tracts are predominantly single-family with a limited area of townhome dwelling 
types in the western portions of the site in the Future Urban-designated areas; 

• Commercial uses will be limited per the proposed Schedule of Uses to serve the 
proposed development and nearby residential communities along Palm Beach 
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Boulevard and in Alva. A 15-foot-wide Type D buffer is proposed where the 
neighborhood commercial outparcel abuts SR 80. 

• An 80-foot-wide buffer is proposed along Bateman Road to screen the proposed 
community from the conservation areas to the west of the roadway and protect views 
for the travelling public. Access to this roadway is also limited to "emergency-only" for 
first responders to limit trips and maintain low traffic volumes. 

• Preserves are proposed along the SR 80 frontage to screen views of the community 
from the right-of-way and maintain rural vistas. 

• 40 to 45-foot-wide enhanced landscape buffers or native preservation areas abut the 
eastern property line ensuring screening from the vacant agricultural lands or single­
family lots further east. Where native vegetation does not exist, substantial plantings 
are proposed totaling 15 trees and 66 shrubs per 100 LF. 

• A 289+/- setback is proposed from the southwestern portion of the property, which also 
provides a substantial wildlife corridor/native preserve area that interconnects with 
Hickeys Creek Mitigation Park. 

• 109± acres of open space are proposed, which far exceeds the LDC requirements, and 
also exceeds the previous RVPD open space commitment by over 8± acres. 

• 42± acres of indigenous preserve (including credits) are proposed, which exceeds the 
LDC requirements. This preserve represents the highest quality vegetation existing on­
site, including Pine Flatwoods in the southern portion of the project, providing 
connectivity to Hickey's Creek Mitigation Bank conservation areas. 

VII. Lee Plan Consistency & Community Plan Area Consistency 

The following is an analysis of how the proposed amendment is consistent with the goals, policies 
and objectives of the Lee Plan. 

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 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 11-2 November 2021 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. 

Roughly 99 acres of the Property lies within the Urban Community future land use 
category. The proposed maximum density of 690 units is well below the density 
limits per the calculations provided in this application, based upon the proposed 
FLUM change. Further, the proposed residential and commercial uses are 
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consistent with the intent of this policy and will be limited to the proposed Schedule 
of Uses. The denser townhome product is sensitively located on in the Urban 
Community portion of the site. No intensive commercial uses or industrial uses are 
proposed in compliance with this policy. 

POLICY 1. 1. 11: The Sub-Outlying Suburban future land use category is characterized by low 
density residential areas. Generally, the infrastructure needed for higher density development is 
not planned or in place. This future land use category will be placed in areas where higher 
densities would be incompatible or where there is a desire to retain a low-density community 
character. Industrial land uses are not permitted. The standard density range is from one dwelling 
unit per acre (1 du/acre) to two dwelling units per acre (2 du/acre). Bonus densities are not 
allowed. 

The Property is currently designated within the Urban Community and Rural FLU 
designations. Urban Community is a Future Urban Area designation that allows 
development of 6 du/acre, while the Rural FLU is a Non-Urban Area designation, 
permitting development of only 1 du/ac. Thus, the Property itself exhibits a sharp 
variation in permitted densities. The proposed Sub-Outlying Suburban FLU is a 
Future Suburban Area designation, permitting density of 2 du/ac and will allow for 
a more gradual decrease in densities from west to east. While this allows for the 
increase in density necessary to achieve the Client's compact development 
program and make appropriate use of available infrastructure, it still ensures a low­
density community character, with a net increase of only 1 du/ac across 89.65 acres 
or 90 units. The Property is also situated along SR 80, a corridor that is experiencing 
rapid growth, and currently has Future Urban/Suburban Area designations along it 
in the vicinity of the project. The proposed change is further supported by the 
planned expansion of public utilities along this corridor. 

POLICY 1.6. 7: The Agricultural Overlay (Map 1-G) shows existing active and passive agricultural 
operations in excess of 100 acres located outside of the future urban areas. Since these areas 
play a vital role in Lee County's economy, they should be protected from the impacts of new 
developments, and the County should not attempt to alter or curtail agricultural operations on 
them merely to satisfy the lifestyle expectations of non-urban residents. 

As noted above, the majority of the property is in the Future Urban Area. The site 
no longer represents viable agricultural land due to the infrastructure in the area, 
both existing and planned. 

GOAL 2: GROWTH MANAGEMENT. To provide for an economically feasible plan which coordinates 
the location and timing of new development with the provision of infrastructure by government 
agencies, private utilities, and other sources. 

The Property is partially located in a Future Urban Area pursuant to the underlying 
Urban Community future land use category on the western side of the Property. The 
Property abuts and has direct access to a 4-lane state-maintained arterial roadway. 
The application proposes to extend water and sewer to the site providing for 
centralized utility service via water and wastewater treatment plants with capacity to 
serve the project. The development will be served by the Alva Fire District and the Lee 
County Sheriff's Office. The proposal to convert the Rural portion of the Property to 
Sub-Outlying Suburban will accommodate slightly higher densities and make efficient 
use of infrastructure and services, as well as a more appropriate transition to Rural 
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lands further east. The request also provides private investment in the County's 
infrastructure system that will help to reduce reliance on wells and septic tanks in the 
general area, which is highly sensitive due to proximity to the Caloosahatchee River. 

Objective 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be 
promoted through the rezoning process to contain urban sprawl, minimize energy costs, conserve 
land, water, and natural resources, minimize the cost of services, and prevent development patterns 
where large tracts of land are by-passed in favor of development more distant from services and 
existing communities. 

The proposed development would result in a contiguous and compact growth pattern. 
As noted above, the majority of the Property is within Urban Community. The request 
will allow for additional density and provides infrastructure in an area that Lee County 
Utilities is able to serve. An existing RVPD zoning approval already authorizes 
development of the site as an RV Park with ancillary commercial uses. The 
applications will allow connection to water and sewer, increased residential density, 
and commercial uses that will serve not only the residents but the surrounding rural 
community that is in need of additional retail and services. The applications also 
protect natural resources by preserving wetlands, reconfiguring the lake system, and 
providing for expansive perimeter buffers and preserve connectivity to publicly 
owned conservation lands to the west, while providing for expansive perimeter 
buffers and on-site open space. 

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. 

As noted above, the majority of the Property is within the Future Urban Area. The 
request will allow for the transition of the already approved RV and ancillary 
commercial uses to a compact mixed-use community. The mix of uses will allow for 
the proposed neighborhood commercial to reduce vehicle miles travelled in the Alva 
area. LCU has indicated ability to serve the project for both water and sewer, thereby 
allowing for the expansion of infrastructure along a major arterial corridor, and 
reducing reliance on wells, septic and/or private wastewater treatment facilities. Other 
infrastructure and services are available to serve the project per the letters of 
availability provided. 

STANDARD 4.1.1: WATER. 

1. Any new residential development that exceeds 2. 5 dwelling units per gross acre, and any new 
single commercial or industrial development in excess of 30,000 square feet of gross leasable 
(floor) area per parcel, must connect to a public water system (or a "community" water system 
as that is defined by Fla. Admin. Code R. 62-550) 

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

• establish a community water system for the development; or 
• develop at an intensity that does not require a community water system. 
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The Property is proposed to be developed with 690 dwelling units on 192.3 acres, 
for a total gross density of 3.59 du/acre, and is so, required to connect to a public 
water system. This amendment proposes to add the Property to the Lee County 
Utilities Future Water Service Area, as contemplated by subsection 6 of this policy. 
Lee County Utilities has indicated adequate capacity to serve the project per the letter 
of availability, included in this application. 

The public benefit of the utilities expansion to the Property includes reduction of 
reliance on individual wells in an area proximate to the Caloosahatchee River and 
significant natural resources (Hickey Creek Mitigation Park). It is understood that the 
City of LaBelle and Hendry County are extending utilities from the City of LaBelle to 
the Lee/Hendry County line along SR 80. The proposed expansion will help fill a gap 
in utility service along this important growth corridor. Therefore, the amendment is 
consistent with this policy. 

STANDARD 4.1.2. SEWER 

1. Any new residential development that exceeds 2. 5 dwelling units per gross acre, and any new 
single commercial or industrial development that generates more than 5,000 gallons of 
sewage per day, must connect to a sanitary sewer system. 

5. If a development lies outside any service area as described above, the developer may: 
• request that the service area of Lee County Utilities or an adjacent sewer utility be expanded 
to incorporate the property; 
• establish a self-provided sanitary sewer system for the development; 
• develop at an intensity that does not require sanitary sewer service; or 
• if no more than 5000 gallons of effluent per day per parcel is produced, an individual sewage 
disposal system per Fla. Admin. Code R. 64E-6 may be utilized, contingent on approval by all 
relevant authorities. 

The Property is proposed to be developed with 690 dwelling units on 192.3 acres, for a 
total gross density of 3.59 du/acre, and is so, required to connect to a public sewer 
system. This amendment proposes to add the Property to the Lee County Utilities Future 
Water Service Area, as contemplated by subsection 5 of this policy. Lee County Utilities 
has indicated adequate capacity to serve the project per the letter of availability, included 
in this application. 

The public benefit of the utilities expansion to the Property includes reduction of reliance 
on individual septic tanks in an area proximate to the Caloosahatchee River and 
significant natural resources (Hickey Creek Mitigation Park). It is understood that the City 
of LaBelle and Hendry County are extending utilities from the City of LaBelle to the 
Lee/Hendry County line along SR 80. The proposed expansion will help fill a gap in utility 
service along this important growth corridor. Therefore, the amendment is consistent with 
this policy. 

STANDARD 4.1.3: REUSE. 
1. Any development that requires a development order, on a property that is adjacent to public 
reuse infrastructure with sufficient capacity, must connect to the reuse system for irrigation needs. 
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The project will connect to public reuse infrastructure, if available at time of 
development. 

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 re zonings will be denied in the event that the buffers provided in Chapter 10 of 
the Land Development Code are not adequate to address potentially incompatible uses in a 
satisfactory manner. If such uses are proposed in the form of a 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 Land Development Code 
will continue to require appropriate buffers for new developments. 

The proposed amendment is requesting a change in the FLU designation from Rural 
to Sub-Outlying Suburban, allowing for a nominal increase in density from 1 du/acre 
to 2 du/acre. This proposal will enable a more gradual transition from the Urban 
Community node on the western portion of the property to the more rural land use 
pattern to the east. 

The proposed FLU designation does not permit industrial development, that could 
be destructive to the low-density, rural character of the area. Further, through the 
companion MPD rezone, non-residential uses are further restricted to specific 
neighborhood commercial uses that would serve the residential community. 
Roughly 4.5 acres of the project are to be dedicated towards 50,000 SF of 
neighborhood commercial uses and are appropriately oriented to the intensive SR 
80 frontage. 

Further, the proposed MPD Master Concept Plan demonstrates expansive buffering 
that exceeds the code requirements and will screen the proposed community from 
adjoining residential uses. The proposed community is predominantly single-family 
detached with townhome product sensitively located in the western portion of the 
site designated for urban densities per the Lee Plan. Wetland preservation areas 
will also separate and screen proposed development from the perimeters of the 
property and public view. 

The single-family dwellings that abut the property to the north and directly abut SR 
80 will be buffered from the proposed development by Preserve Area #2. Single­
family uses along the southern and eastern property lines 40 to 45-foot-wide buffers 
consisting of either native preserve or 15 trees and 66 shrubs per 100 linear feet. 
This exceeds the buffering treatment where proposed industrial uses abut 
residential uses, as a demonstration of the appropriateness of the proposal to 
ensure compatibility between existing and proposed residential uses. 

Objective 17.3: PUBLIC INPUT. To provide opportunities for public input as part of the 
comprehensive plan and land development code amendment process. 

The Applicant has scheduled numerous public meetings, exceeding the minimum 
requirements of this policy. 

GOAL 27: NORTHEAST LEE COUNTY COMMUNITY PLAN. Maintain, enhance, and support the 
heritage and rural character, natural resources, and agricultural lands. Alva and North Olga will 
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work cooperatively toward this goal through the objectives and policies that follow, and through 
their individual community plans. 

The proposed amendment will maintain the rural character and protect natural 
resources via the following provisions, and as further detailed in this narrative: 

• 56% total on-site open space far exceeding the requirements of the LDC 

• Substantial perimeter buffers consisting of 80' wide setback/vegetative 
buffer adjacent to Bateman Road/Hickey Creek Mitigation Park and 40-45-
foot-wide preserve or enhanced buffers along southern and eastern property 
lines 

• Preserve areas lining southwestern and northern property lines 

• Clustering of development around high-quality wetlands and upland 
preserves 

• The proposed commercial uses are limited to ensure neighborhood-serving 
retail uses that are permitted today per the underlying Urban Community 
future land use on the western portion of the site. 

POLICY 27. 1. 1: Support the agricultural and rural character within Northeast Lee County by 
encouraging continued commercial agricultural operations and encourage new development to 
be clustered to conserve large areas of open lands. 

The request for new development incorporates the desire to cluster development 
areas in order to conserve large areas of open lands on site. The aspirational 
portion of the policy to encourage continued commercial agricultural operations is 
aspirational and non-regulatory. 

As noted above, the MPD aligns with the definition of clustered development via 
smaller lot sizes that allows for increased open space. Specifically, the proposed 
design provides 56% open space, whereas the LDC requires only 40% open space 
for res idential projects and 30% for commercial use areas. 

POLICY 27.1.5: In all discretionary actions, consider the effect on Northeast Lee County's 
commercial agricultural operations and rural character. 

In recognition of these policies, the proposed MPD enhances the rural character of 
Northeast Lee County through the enhanced buffers, setbacks, environmental 
preservation. The buffers have been detailed throughout the narrative and include 
80-foot buffers on Bateman Road, 40 to 45-foot buffers along eastern and 
southeastern property lines, 184-foot-wide preserve area supplemented by a 75-
foot-wide FPL easement along the southwest portion of the property. 

Enhanced perimeter setbacks are provided along all property boundaries as 
follows: 

• 50 feet from SR 80. 
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• 80 feet from Bateman Road. 
• 40-289 feet from southern property boundaries. 
• 40 feet along the eastern property boundaries. 

These open space areas far exceed the LDC requirements and will preserve the 
rural character of the SR 80 corridor within Northeast Lee County. 

The proposed density is consistent with the existing and proposed future land use 
categories and provides preservation areas which protect and enhance on site and 
adjacent environmentally sensitive areas, while acknowledging the long-standing 
Urban designation on 99 acres of this site. Proposed uses are consistent with the 
agricultural and residential development surrounding the Property. 

POLICY 27.1.8: The owner or agent of a rezoning or special exception request within the 
Northeast Lee County Community Plan area must conduct two public information meetings, in 
accordance with Policies 17. 3. 3 and 17. 3. 4, prior to the application being found sufficient. One 
meeting must be held within the Alva Community Plan area boundary and the other in the North 
Olga Community Plan area boundary. 

The Applicant has conducted public information meetings within the Alva 
Community Plan area boundary on January 14, 2025, and February 11, 2025 at the 
Alva Community Center, 21471 N. River Rd., Alva, at 7:00 pm (within the Alva 
community plan area boundary) and on February 19, 2025 at the intersection of Owl 
Creek Dr. and N. River Rd., Alva, FL 33920 at 4:00 pm (within the North Olga 
Community Plan area boundary). The Community Meeting Summary exhibit 
provided to staff includes information regarding these meetings. 

OBJECTIVE 27.3: NATURAL RESOURCES. To enhance, preserve and protect the physical 
integrity, ecological standards, and rural character of Northeast Lee County by focusing on: water 
basins; native vegetation; wildlife habitat and resources; and areas designated for long-term 
conservation. 

A detailed environmental assessment for the project site was conducted by Kimley­
Horn and is included in the application materials. The companion rezoning will 
provide for protection of natural resources by preserving on-site uplands and 
wetlands, providing native preserve in accordance with the LDC, and implementing 
expansive perimeter buffers, including an 80-foot-wide buffer adjacent to Bateman 
Road/Hickeys Creek Mitigation Park. The eastern property lines have incorporated 
additional native preserve areas and enhanced buffers to exceed the requirements 
of the LDC. Preserve area also interconnects Hickey's Creek Mitigation Bank in the 
southwest portion of the site. 

When combined, the proposed design will fully comply with the above policy. 
Moreover, the extension of utilities will reduce the number of private wells and 
septic tanks in the area, and provide centralized public utilities to this site, which is 
preferred when compared to a private, on-site wastewater treatment facility. 

POLICY 27.4.3: Proactively plan for wildlife connections within Northeast Lee County that support 
habitat needs of native animals on public lands and waters. 
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The project far exceeds the open space and native preserve requirements. 
Exceeding the LDC requirements for native preservation by 4 acres is in direct 
compliance with this policy. 

Preserve and enhanced buffers line the east, south and west property lines and 
range in width from 40 to 289 feet, providing opportunities for wildlife connections. 
Moreover, Preserves #1 and #3 will provide connectivity from the Hickey's Creek 
Mitigation Bank to the west of Bateman Road, providing a substantial contribution 
to regional wildlife corridors. 

OBJECTIVE 28.1: RURAL CHARACTER. Maintain and enhance the rural character and 
environment of Alva through planning practices that: 1. Manage growth and protect Alva's rural 
nature. 2. Maintain agricultural lands and rural land use patterns. 3. Provide needed community 
facilities, transportation systems, and infrastructure capacity. 4. Protect and enhance native 
species, ecosystems, habitats, natural resources, and water systems. 5. Preserve Alva 's historic 
places and archaeological sites. 

The majority of the Property is located in the Urban Community future land use, 
which is a future urban area per the Lee Plan. The proposed amendment and 
companion MPD rezone will increase the allowable density to 690 residential 
dwelling units. The commercial component of the project is permitted today per the 
underlying Urban Community future land use. The extension of utilities will provide 
community facilities to the immediate area and allow more areas to be served by 
centralized public utilities. The applications will allow for an appropriate transition 
of growth from west to east and a nominal increase in allowable density. The plan 
also protects natural resources, including on-site wetlands and uplands, as detailed 
in this application, as well as the companion MPD rezone. There are no current 
historic and/or archeological sites located on the development. 

The rural character of Alva/Northeast Lee County is also addressed through the 
design of the project as shown on the companion Planned Development Rezone 
Master Concept Plan. Expansive buffers and preserve areas along all publicly 
visible perimeters. Wetland and upland preserve areas will ensure views from SR 
80 and Bateman Road are of native vegetation as opposed to development. The 
proposed development will provide improved compatibility with surrounding 
single-family residences and provides open space adjacent to surrounding 
properties and publicly owned preserve areas. 

POLICY 28.1.1: Evaluate and identify appropriate commercial areas with a focus on the rural village 
area. 

The commercial uses proposed on the Property will be along SR 80, as 
demonstrated on the proposed MPD Master Concept Plan, and within Future Urban 
Area/Urban Community FLU that allows commercial uses. SR 80 is a 4-lane arterial 
roadway, that will provide a strategic location for neighborhood commercial uses. 
Further, sidewalks and a shared-use path are planned for the portion of SR 80 within 
the Alva Community allowing for pedestrian access from surrounding 
neighborhoods. 

POLICY 28.1.4: New industrial activities or changes of land use that allow future industrial 
activities, not directly associated with Alva's commercial agriculture, are prohibited in Alva. 
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The proposal requests a change of FLU from Rural to Sub-Outlying Suburban. 
Industrial uses are not permitted in this FLU category per Policy 1.1.11. Further, 
only neighborhood commercial uses, that benefit the residents and surrounding 
neighborhoods, are being proposed through the companion MPD rezone. 

POLICY 28.2.2: Future land use amendments that would increase the allowable total density of 
Alva are discouraged and must demonstrate consistency with the objectives and policies of this 
goal through concurrent planned development rezoning. Future Land Use Map amendments that 
would decrease the allowable total density of Alva and that are otherwise consistent with the 
objectives and policies of this goal are encouraged. 

As the requested amendment proposes an increase in density within the Alva 
Community Plan, it is accompanied by a concurrent MPD rezone application that 
will safeguard the rural character of the Alva community an ensure consistency with 
all relevant Goals, Objectives and Policies of Northeast Lee County and Alva 
community plans. 

The companion rezone establishes development standards to address 
compatibility with the rural character, along with the substantial protection of 
natural resources. Impacts to existing wetlands on the Property are minimized 
through establishment of preserve areas. Further, enhanced buffering is proposed 
along Bateman Road, adjacent to the Hickey Creek Mitigation Park and along 
eastern and southern property lines. The proposed development will be clustered 
to ensure open space far exceeding the LDC requirements. 

Further, the FLU amendment is to change the designation of part of the Property 
from Rural to Sub-Outlying Suburban. The remainder of the Property is already 
designated as Urban Community, allowing for development of up to 6 dulac. While 
there is a proposed increase in density, the change to the Sub-Outlying Suburban 
designation creates an increase of 93 units across the 192.3 +I- project. As seen 
from the below Table, the restriction to 690 units via the proposed MPD rezone, will 
result in only a net increase of 34 units over what is currently allowed. 

Max. Density Net Increase 
Current FLU conditions 656 units -
With proposed amendment 746 units 90 units 
Per MPD rezone 690 units 34 units 

The Sub-Outlying Suburban FLU designation is specifically designed for places 
"where there is a desire to retain a low-density community character" per Policy 
1.1.11 of the Lee Plan. This designation would allow for densities to gradually 
decrease from Urban Community to the adjoining Rural. 

Lastly, the amendment will support the extension of centralized water and sewer 
service to the site and surrounding area. This will reduce reliance on well and 
septic, thereby providing a net positive environmental benefit in relation to 
numerous Lee Plan provisions relating natural resource protection, water quality, 
groundwater/aquifer protection. Thus, the proposed amendment enhances 
consistency with the Lee Plan as a whole. 
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OBJECTIVE 28.5: NATURAL RESOURCES AND ENVIRONMENTAL SYSTEMS. To enhance, 
preserve, protect, and restore the physical integrity, ecological standards, and natural beauty of 
the Alva Community Plan area. 

A detailed environmental assessment for the project site was conducted by Kimley­
Horn. The amendment and companion MPD protect natural resources, including on­
site wetlands and uplands, as detailed in this application, as well as the companion 
MPD rezone. There are no current historic and/or archeological sites located on the 
development. 

The plan also protects natural resources, including on-site wetlands and uplands, 
as detailed in this application, as well as the companion MPD rezone. There are no 
current historic and/or archeological sites located on the development. been 
protected to ensure natural beauty on the property while also maintain the rural 
character of Alva Community. 

POLICY 28.5.2: Identify and evaluate land conservation funding opportunities and acquisition 
priorities to protect vital natural resources, ecosystems, and habitats from the impacts of clear 
cutting for residential or agricultural purposes. 

According to the detailed environmental assessment for the project site conducted 
by Kimley-Horn, the site does not contain significant high quality native vegetation. 
However, native upland and the highest quality wetlands areas are conserved on 
the property in full compliance with the LDC. As such, the development will not 
have a negative impact on the ecosystem. 

POLICY 28.5.3: All new development and redevelopment must maintain compliance with State 
of Florida mandated Total Maximum Daily Load (TMDL) requirement for designated water bodies. 

The Applicant will remain compliant with State of Florida mandated Total Maximum 
Daily Load requirement. Total Maximum Daily Loads (TMDLs) adopted under 
Chapter 62-304, F.A.C., that interpret the narrative water quality criterion for 
nutrients in paragraph 62-302.530(47)(b), F.A.C., for one or more nutrients or 
nutrient response variables. This will be thoroughly evaluated during the South 
Florida Water Management (SFWMD) permitting process, and an environmental 
resource permit (ERP) will not be issued unless the project design demonstrates 
compliance with these requirements. 

POLICY 28.5.4: New development and redevelopment in or near existing and potential wellfields 
must: 1. Be designed to minimize the possibility of contaminating groundwater during construction 
and operation. 2. Comply with the Lee County Wei/field Protection Ordinance. 

There are no public wellfields on the Property. Please see attached stormwater 
management narrative describing the lake design and its consistency with Lee 
County's groundwater protection regulations. Moreover, the lakes have been 
redesigned since the original zoning approval to break the large central lake 
previously approved into smaller lakes to better protect the groundwater within and 
abutting the property. 

POLICY 28. 5. 5: Provide educational programs or materials on energy conservation, energy 
efficiency, greenhouse gas emission reductions, solid waste management, hazardous waste, 
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surface water runoff, septic maintenance, water conservation, Florida Friendly Landscaping, 
green building, cultural resources, history, etc. 

This policy is not applicable to individual developments. 

GOAL 60: COORDINATED SURFACE WATER MANAGEMENT AND LAND USE PLANNING 
ON A WATERSHED BASIS. To protect or improve the quality of receiving waters and surrounding 
natural areas and the functions of natural groundwater aquifer recharge areas while also providing 
flood protection for existing and future development. 

The development has conserved the on-site wetlands, which aid in flood protection. 
The proposed lake system will be designed in accordance with the SFWMD 
requirement to ensure water is retained on-site until water quality meets minimum 
standards, at which time water will slowly attenuate off-site at flow rates approved 
by the district. 

GOAL 61: PROTECTION OF WATER RESOURCES. To protect the County's water resources 
through the application of innovative and sound methods of surface water management and by 
ensuring that the public and private construction, operation, and maintenance of surface water 
management systems are consistent with the need to protect receiving waters. 

The site will contain 19± acres of lakes that will be maintained properly in 
accordance with the Lee County Land Development Code. The surface waters and 
groundwater resources of the County shall be protected to ensure that their 
biological, ecological, and hydrological functions are maintained, conserved, or 
improved. 

OBJECTIVE 77.3: New developments must use innovative open space design to preserve 
existing native vegetation, provide visual relief, and buffer adjacent uses and proposed and/or 
existing rights-of-way. This objective and subsequent policies are to be implemented through the 
zoning process. 

The MPD incorporates innovative open space design via incorporating native 
preserve into the perimeter buffers along Bateman Road and the southern and 
eastern property lines. These buffers and preserve areas range in width from 40 feet 
to 289 feet to screen adjacent lands visually and provide substantial wildlife habitat. 
Preserve areas represent the highest quality habitat and are strategically located 
along Bateman Road and SR 80 to maintain well-vegetated, rural viewsheds along 
these roadways. 

The site exceeds the open space requirement by 32 acres and the indigenous 
preserve requirement by 4 acres as further demonstration of the project's MPD's 
compliance with this Objective. 

POLICY 77.3.3: The County encourages new developments to incorporate existing native plant 
communities and/or native trees along proposed and/or existing rights-of-way. 

Preserve areas have been located adjacent to SR 80, Bateman Road and Cattleman 
CV rights-of-way. All adjacent rights-of-way are substantially buffered by preserves 
and buffers exceeding the requirements of the LDC by 100% or more in terms of 
width. Where native vegetation does not exist in the 40-45-foot-wide buffers along 
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the eastern edge of the site, enhanced plantings totaling 15 trees and 66 shrubs/100 
LF are proposed. This design exceeds the LDC's most substantial Type F buffering 
requirements and will fully meet the intent of the above policy. 

POLICY 77.3. 7: New development and redevelopment in areas containing a component of the 
greenways trail system, as identified by the Lee County Greenways Master Plan, must incorporate 
the greenway trail into their development design. In addition to counting towards the project's 
general open space requirements, developments constructing the onsite portions of the greenway 
trail will be eligible for community and regional park impact fee credit. 

The site is located on Palm Beach Blvd which is located on the Lee County Greenways 
map of the Lee Plan Map 22. According to Map 22, Palm Beach Blvd. is located on the 
Pine Island Hendry Trail on shared use path. However, the greenway trail is located 
outside of the property and will not be incorporated inside the development design. 

POLICY 123. 2. 4: Encourage the protection of viable tracts of sensitive or high-quality natural 
plant communities within developments. 

As identified in the Environmental Report, the companion MPD represents 
avoidance of wetland impacts, and preservation of highest quality on-site habitat 
with focus on contiguity to off-site preserve areas. Wetland impacts are limited to 
low quality and disturbed habitat. 

POLICY 123.2.10: Require that development adjacent to aquatic and other nature preserves, 
wildlife refuges, and recreation areas be designed to protect the natural character and public 
investment in these areas. 

The preserves are primarily located along the northern, southern and western 
property boundary and ensure protection of the natural resources, public 
investment, and habitat connectivity with the Hickeys Creek Mitigation Park. The 
companion MPD is consistent with this policy. 40-45-foot-wide native preservation 
tracts have been incorporated along the eastern boundary, wherever possible. 

POLICY 123.2.15: Protect Rare and Unique upland habitats from development impacts, to the 
maximum extent possible, through conservation and/or site design 

Although not required, Pine Flatwoods is Rare and Unique habitat included in 
Preserve #3 on the companion MPD's MCP in compliance with this policy. 

Policy 124.1.1: Ensure that development in wetlands is limited to ve,y low density residential uses 
and uses of a recreational, open space, or conservation nature that are compatible with wetland 
functions. The maximum density in the Wetlands catego,y is one unit per 20 acres, except that one 
single family residence will be permitted on lots meeting the standards in Chapter XIII. Owners of 
wetlands adjacent to Intensive Development, General Interchange, Central Urban, Urban 
Community, Suburban, New Community, Outlying Suburban, Sub-Outlying Suburban, and Rural 
future land use categories may transfer dwelling units from preserved freshwater wetlands to 
developable contiguous uplands under common ownership at the same underlying density as 
permitted for those uplands. 

The site contains approximately 8.74 acres of wetlands. These wetlands are planned 
to be protected and designated within the preserve areas on the companion MPD 
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rezone's MCP, except where impacts are proposed to low-quality disturbed wetland 
areas. Development will be clustered to ensure open space as well as adequate 
buffering, particularly along Bateman Road, adjacent to the Hickey's Creek Mitigation 
Park. 

POLICY 124.1.2: The County's wetlands protection regulations will be consistent with the 
following: 4. Every reasonable effort will be required to avoid or minimize adverse impacts on 
wetlands through the clustering of development and other site planning techniques. On- or off­
site mitigation will only be permitted in accordance with applicable state standards. 

The proposed development protects on-site wetlands, by designation of preserve 
areas through the companion MPD Rezone. 

POLICY 125. 1. 2: New development and additions to existing development must not degrade 
surface and ground water quality. 

Prior to future development activities on the Property, the Applicant will obtain the 
requisite Environmental Resource Permit (ERP) from the South Florida Water 
Management District, and all other applicable state agencies. The site design will 
ensure pretreatment of stormwater prior to discharge off-site. 

POLICY 125. 1. 3: The design, construction, and maintenance of artificial drainage systems must 
provide for retention or detention areas and vegetated swale systems that minimize nutrient 
loading and pollution of freshwater and estuarine systems. 

The companion MPD will include stormwater lakes adjacent to the residential tracts 
to address water quality. The surface water system will also be required to obtain 
an ERP from the South Florida Water Management District at the time of DO. 

POLICY 125. 1. 4: Developments which have the potential of lowering existing water quality below 
state and federal water quality standards will provide standardized appropriate monitoring data. 

The extension of potable water and sanitary sewer service to the site, at the sole 
cost of the developer, will substantially improve water quality via the elimination of 
septic tanks and ability to convert other properties to centralized utilities instead of 
well and septic. 

The companion MPD will include stormwater lakes adjacent to the residential tracts 
to address water quality. The surface water system will also be required to obtain 
an ERP from the South Florida Water Management District at the time of DO. 

Policy 126.1.1: Natural water system features which are essential for retention, detention, 
purification, runoff, recharge, and maintenance of stream flows and groundwater levels shall be 
identified, protected, and managed. 

The development has conserved the wetlands and uplands on property. The proposed 
lakes will provide protection from flooding and provide water quality treatment for the 
proposed development. The natural water system features such as the surface waters 
and groundwater levels will be identified, protected and managed. 
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Policy 126. 1. 4.: Development designs must provide for maintaining or improving surface water flows, 
groundwater levels, and lake levels at or above existing conditions. 

The proposed lakes will provide flooding runoff and further protection for the 
proposed development. the surface waters and groundwater resources of the County 
shall be protected to ensure that their biological, ecological, and hydrological 
functions are maintained, conserved, or improved. 

VIII. Adjacent Local Governments 

The subject property is located entirely within Lee County. 

VII. State Comprehensive Plan Consistency 

The proposed amendment is consistent with the State Comprehensive Land Use Plan's intent 
to ensure protection of natural resources while providing housing opportunities. Specifically, 
the amendment is consistent with the following guiding policies: 

Housing. The public and private sectors shall increase the affordability and availability of 
housing for low-income and moderate-income persons, including citizens in rural areas, while 
at the same time encouraging self-sufficiency of the individual and assuring environmental 
and structural quality and cost-effective operations. 

The proposal will allow for housing opportunities while also ensuring clustering 
through the Planned Development zoning to minimize impacts on wetlands and the 
adjacent Hickey's Creek Mitigation Park through designation of preserve areas and 
buffers, as demonstrated on the MCP included in the companion MPD rezone 
petition. The amendment will allow for slightly higher densities to accommodate the 
demand for housing options in Lee County, in an area that fronts a major state 
corridor and where surrounding densities/intensities support the change. 

Land Use. In recognition of the importance of preserving the natural resources and enhancing 
the quality of life of the state, development shall be directed to those areas which have in 
place, or have agreements to provide, the land and water resources, fiscal abilities, and 
service capacity to accommodate growth in an environmentally acceptable manner. 

There is service capacity in place to serve the project in terms of potable water, 
sanitary sewer service, solid waste, law enforcement, fire, parks, and school 
services. The Applicant will work with County regarding EMS services. Further, 
through the companion MPD rezone petition, the project will ensure preservation of 
environmental resources through preservation of wetlands and other sensitive 
lands, and stormwater management. Development will be clustered to ensure open 
space as well as adequate buffering, especially along Bateman Road, adjacent to 
the Hickey's Creek Mitigation Park. 

Transportation. Florida shall direct future transportation improvements to aid in the 
management of growth and shall have a state transportation system that integrates highway, 
air, mass transit and transportation. 

The project is serviced by an arterial roadway, SR 80. Pedestrian access options 
through a shared use path and sidewalks are planned for the area (Map 3-D). 
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Natural Systems & Recreational Lands. Florida shall protect and acquire unique natural 
habitats and ecological systems, such as wetlands, tropical hardwood hammocks, palm 
hammocks, and virgin longleaf pine forests, and restore degraded natural systems to a 
functional condition. 

The site is an active agricultural pasture with just 8.74 acres of wetlands. 
Approximately 4.94 acres of these higher quality wetlands are planned to be 
protected and designated within the preserve areas on the companion MPD rezone. 
Upland preserves and open space exceeding LDC requirements is also provided. 

VIII. Regional Policy Plan Consistency 

The proposed amendment is consistent with the Southwest Florida Regional Policy Plan 
(SWFRPP) as follows: 

Housing Element 
Goal 2: Southwest Florida will develop (or redevelop) communities that are livable and offer 
residents a wide range of housing and employment opportunities. 

The proposed amendment will expand housing opportunities through a clustered 
residential development. Further, 50,000 SF of commercial uses on the property will 
help provide services to the residents of the park as well as the neighboring rural 
communities. 

Natural Resources Element 
Goal 4: Livable communities designed to improve quality of life and provide for the 
sustainability of our natural resources. 

The proposed amendment and companion rezoning application will provide for 
stormwater management infrastructure to ensure protection of the wetlands located 
within the Property. 

Regional Transportation 
Goal 2: Livable communities designed to affect behavior, improve quality of life and 
responsive to community needs. 

The property is serviced by The property is serviced by Palm Beach Boulevard (SR 
80), a county-maintained 4-lane arterial roadway. As demonstrated in the Traffic 
Circulation Analysis by TR Transportation Consultants, Inc., there is adequate 
capacity available to serve the project. Further, the strategic location of 
neighborhood commercial uses in the project will serve the future residents of the 
development as well as surrounding rural residential areas. 

IX. Conclusion 

The proposed Comprehensive Plan Text and Map Amendments are to allow for a transition 
of density from the Urban Community area on-site, to the Rural designated lands to the east. 
The amendment will also add the Property to the Lee County Utilities service areas for water 
and sanitary sewer, thereby providing substantial environmental benefit to Northeast Lee 
County by supportive conversion from well and septic tanks to centralized utilities. The 
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Applicant has carefully planned the project to address substantial open space provisions, 
upland and wetland habitat protection, and enhanced buffering to protect the rural character 
of Alva . 

These amendments will allow for a change to the existing RVPD zoning on the Property, 
through the companion MPD rezone application. The application is consistent with the Lee 
Plan, the State Comprehensive Plan, and Regional Policy Plan. The Applicant respectfully 
requests approval of this petition and reserves the right to make any changes to the request 
during the review process. 
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INTRODUCTION 

Kimley-Horn has prepared the indigenous habitat management plan on behalf of Neal Communities 
("Applicant") for the approximately 192.36-acre project area known as "Caloosa 80" located east of 
Bateman Road and south of SR 80 in Sections 29 and 30, Township 43, Range 27 East, Lee County. 
Improved habitats within the project area consist of improved pasture, woodland pasture, an electrical 
power transmission line easement, and cattle ponds. Indigenous native habitats onsite include 
herbaceous rangeland, palmetto prairie, pine flatwoods, pine - mesic oak, and freshwater marshes. 

The Lee Plan defines rare and unique wetland habitats as "High-quality native upland habitats 
categorized as "mature" due to the absence of severe impacts caused by logging, drainage, and exotic 
infestation". Due to the disturbed nature of the site and historical agricultural use of the property, there 
are upland habitats that meet these criteria located within the project area. 

The goal of this plan is to preserve, enhance, and restore 26.42± acres of wetland and upland habitat 
to meet the requirements of the Lee County Land Development Code (LDC) Chapter 10-415. Exotics 
(as defined by the Florida Exotic Pest Plant Council's List of Invasive Species, Categories 1 and 2), 
which are present within the proposed preserves, will be removed to re-establish functional wetland 
and upland ecosystems. 

PRESERVATION AND RESTORATION PLANS 

Wetland Preservation 
Approximately 4.93 acres of wetlands (FLUCCS 641) will be preserved as shown on the attached 
Preservation and Impact Map. Exotic vegetation will be treated and/or removed per the Initial Exotic 
Vegetation Treatment section below. 

Upland Preservation 
Approximately 17.42 acres of indigenous native uplands (FLUCCS 310, 411 and 414) will be 
preserved as shown on the Preservation and Impact Map Exotic vegetation will be treated and/or 
removed per the Initial Exotic Vegetation Treatment section below. 

Upland Restoration 
Approximately 4.07 acres of improved pasture (FLUCCS 211) uplands will be restored as shown on 
the attached Preservation and Impact Map. Exotic vegetation will be treated and/or removed per the 
Initial Exotic Vegetation Treatment section below. The upland restoration area will then be planted 
with native ground cover, shrubs, and trees, as listed in the Upland Restoration Planting Plan (Table 
1 ). The community structure is based on the mix of slash pine and oak species within the adjacent 
habitat. The final species list will be based upon site specific conditions and on plant material 
availability at the time of planting. 

Table 1: Upland Restoration Planting Plan 

Community Scientific Name Common Name Sizing On-Center 
Structure Spacing 

Pine - Mesic Oak Pinus el/iotti Slash pine 7-gal/15-gal 20' 
(FLUCCS 414) Quercus virginiana Live oak 7-gal/15-gal 20' 

Cal/icarpa americana Beauty berry 3-gal 10' 
Myrica cerifera Wax myrtle 3-gal 10' 
Serenoa repens Saw palmetto 3-gal 10' 
Muhlenbergia capilliaris Muhly grass 1-gal 3' 
Spartina bakeri Sand cordgrass 1-gal 3' 
Tripsacum floridana Dwarf fakahatchee 1-gal 3' 
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All exotic and nuisance species ( defined per LDC Sec. 10-420(f) and Category I and II species on the 
Florida Exotic Pest Plant Council's List of Invasive Species) within the upland and wetland preservation 
areas will be treated. A vegetation removal permit associated with the development order is required 
for the initial exotic vegetation treatment. 

An initial eradication of nuisance and exotic vegetation within wetlands will be performed with the intent 
to remove as much biomass as possible without further impacting the wetlands. Nuisance and exotic 
vegetation will be controlled and removed if the cover of the species exceeds the levels outlined in in 
the Ecological Performance Standards Section below. Invasive vegetation, such as primrose willow 
(Ludwigia peruviana), and cattails (Typha spp.), will be treated in place with aquatic approved 
herbicides, and larger woody species, such as Brazilian pepper (Schinus terebinthifolia), will be 
removed by hand-clearing methods. This will include stump cutting, herbicide treatment of the stump, 
and removal of the above ground biomass from the area. No machinery will be used within the wetland 
areas. All herbicide applications will be done under the supervision of a state-certified herbicide 
applicator with appropriate natural areas or aquatic certifications. 

Invasive vegetation within uplands will be removed by both mechanical and hand clearing methods. 
If extraction methodologies will result in significant alteration of natural soils, vegetation or elevations 
within the Open Space areas, the invasive vegetation will be stump cut. The cut stumps will be treated 
with herbicide and the above ground biomass will be removed from the area for disposal. Chemical 
control will be used annually to treat nuisance and exotic species if the cover of the species exceeds 
5 percent. All herbicide applications will be done under the supervision of a state-licensed herbicide 
applicator with appropriate natural areas or aquatic certifications. Management as described in this 
section will occur in preservation and conservation areas as appropriate. 

Ecological Performance Standards 
To meet the objective of this plan, the following performance standards will apply to the onsite wetland 
and upland preservation and restoration areas: 

1. At least 80 percent cover by appropriate wetland species (i.e. facultative wet or obligate) 
within the wetlands and 80 percent coverage by appropriate upland species in the upland 
preservation and restoration areas. 

2. The preservation areas are free of exotics immediately following maintenance treatment 
events. All exotic and nuisance species (defined as Category I and II species on the Florida 
Exotic Pest Plant Council's List of Invasive Species) within these wetlands will be treated. 
The nuisance species dog fennel (Eupatorium capillifolium), Caesar weed (Urena lobata), 
primrose willow (Ludwigia peruviana), grape vine (Vitis sp.), and cattail (Typha spp.) as well 
as exotic species shall total less than five percent combined between maintenance events. 

3. Monitoring of the preserve areas shall be conducted for a minimum of 5 years with annual 
reports submitted to the County. After the initial restoration plantings described above, if the 
appropriate native species do not achieve 80% coverage within the initial two years of the 
monitoring program, supplemental native species shall be planted in accordance with the 
maintenance program. 

4. The preserve areas shall be maintained in perpetuity to ensure coverage by native desirable 
vegetation and the target habitat types and success criteria are maintained as specified in 
the permit. 

These performance standards will be achieved by the end of the five-year monitoring period. 
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Maintenance activities will initially be the responsibility of the developer/owner, until an active 
Homeowners Association (HOA) has been established. Upon establishment, maintenance 
responsibilities will then be delegated to the HOA. 

Adaptive Management 
If during monitoring of the onsite preservation area, areas do not appear to be trending toward meeting 
the above ecological performance standards, the methods for treating exotic vegetation will be re­
evaluated. 

Maintenance 
A routine maintenance program will be initiated upon the completion of the initial exotic treatment and 
native plant installation. For the first two years following the initial treatment, the preservation areas 
will be inspected twice a year (late spring and fall) and all exotic and/or nuisance species will be 
treated. During these inspections the preservation areas will be qualitatively evaluated, potential 
problems (if any) identified, and corrective actions recommended. After the second year, inspections 
and treatments will be conducted annually during the dry season. The property owner will be 
responsible for long term management of the preserves. 

Pruning and trimming activities will not be performed in the preserve however invasive exotic 
vegetation may have to be treated within planting areas. The frequency of maintenance will be based 
on how successful the new plantings are and the extent to which nuisance pest species enter into the 
newly planted area. Semi-annual monitoring will be conducted in each newly planted area for one year 
to carefully evaluate these parameters. Herbicide maintenance will be conducted semi-annually during 
the first year following implementation of the pest control program and at least annually thereafter, in 
accordance with LDC 10-420(h). 

If monitoring events reveal severe deer grazing or other disturbance from wild hogs, the affected 
planting area will be temporarily isolated with a fence to keep out larger animals until the plantings are 
well established. Once success criteria are achieved, all temporary fencing will be removed from the 
preserve. 

Newly planted areas will be included in the invasive pest control program. The herbicide maintenance 
areas shall expand to control exotic and nuisance species as necessary where native vegetation is 
being established. Periodic management of the planting areas is required to ensure that the plants will 
survive and thrive. This will guarantee success and allow desirable indigenous species an opportunity 
to recruit into the planting areas. As part of ongoing management of the site, the owner or his designee 
shall treat and/or remove exotic species (per LDC Sec. 10-420(h) and nuisance species as necessary 
at least semiannually for one year and annually thereafter. Nuisance species shall mean those species 
of flora whose noxious characteristics or presence in sufficient number, biomass, or areal extent may 
reasonably be expected to prevent, or unreasonably interfere with, the designated use of the waters 
under consideration, as defined in rules 62-312.310(8) and 62-302.200(14), F.A.C. Invasive exotic 
species include at a minimum the species listed in LDC Sec. 10-420(h). 

PROTECTED SPECIES MANAGEMENT PLANS 

GOALS AND OBJECTIVES 

During the protected species survey conducted on the site, listed species or potential listed species 
habitat was identified on the subject site. This preliminary management plan serves to address the 
presence or potential presence of listed species which may occupy the site at the time of rezoning. 
Additional details or modifications of the specific plans required by regulatory agencies may be 
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The following is a brief description of these protected species and proposed management activities. 

Florida Sandhill Crane 

Grus (canadensis) pratensis 

DESCRIPTION: The non-migratory Florida Sandhill Crane occurs throughout peninsular Florida and 
listed as a threatened species by the Florida Game and Freshwater Fish Commission. The crane is 
a large gray bird with a red crown and a bustled tail. They are omnivorous, feeding on a wide variety 
of plant materials, invertebrates, and small vertebrates, both on land and in shallow wetlands. The call 
of the Sandhill crane is very distinctive, melodious, rattling bugle, often delivered while the birds arc in 
flight. 

HABITAT: The Florida Sandhill crane requires open upland habitat with low growth characteristics 
near' permanent emergent wetland habitats. The Florida Sandhill crane inhabits wet prairies, ponds, 
sparsely vegetated marshes, shallow flooded open areas, dry prairies, and low-lying improved cattle 
pastures that offer a good supply of food. Nest are found in marsh vegetation in shallow water of lakes, 
ponds, and open marshes that contain pickerelweed, maiden cane, and arrowhead and on dry ground 
close to water. The nest is composed of a mound of plant material gathered from around the site. 

PROPOSED PROTECTION MEASURES: The property will be resurveyed prior to development in 
order to confirm the absence of nesting Sandhill cranes. In the event that no nests are found before 
development the goal of the management plan is to provide suitable foraging habitat for Sandhill 
cranes that may utilize the property. The development plans include ponds, lathes, and littoral 
plantings that should provide suitable foraging habitat for any Sandhill cranes that may utilize the 
property. 

American Alligator 

Alligator mississippiensis 

DESCRIPTION: The American Alligator is the largest reptile in North America and is listed by the State 
of Florida as a Species of Special Concern. It has a large, slightly rounded body, with thick limbs, a 
broad head, and a very powerful tail. They generally have an olive, brown, gray or nearly black color 
with a creamy white underside. Adult male alligators can grow as large as 13 to 14.7 feet long while 
adult females average 9.8 feet. The tail, which accounts for half of the alligator's total length, is 
primarily used for aquatic propulsion. 

Alligators eat fish, birds, turtles, snakes, mammals and amphibians. Hatchlings, however, are 
restricted to smaller prey items like invertebrates such as insects and. larvae, snails, spiders and 
worms. They will also eat small fish at any opportunity. As they grow, they gradually move onto larger 
fish, mollusks, frogs and small mammals like rats and mice. Sub adult alligator's take a larger variety 
of prey, ranging from a snake or turtle to a bird and moderate sized mammals like a raccoon . Once an 
alligator reaches adulthood, any animal living in the water or coming to water to drink is potential prey. 
Adult alligators will eat hogs, deer, and domestic animals including cattle. 

HABITAT: Alligators are found in wetlands, rivers, swamps, lakes ponds, ditches, creeks, canals, and 
other bodies of water. The alligator's "gator hole" is created and expanded on over a period of years. 
It uses its mouth and claws to uproot vegetation to clear out a space; then, shoving with its body and 
slashing with its powerful tail , it wallows out a depression that stays full of water in the wet season and 
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holds water after the rains stop. During the dry season, and particularly during extended droughts, 
gator holes provide vital water for fish, insects, crustaceans, snakes, turtles, birds, and other animals 
in addition to the alligator itself. 

Females build their nests in marshy areas and along shorelines and are made of vegetation, sticks, 
leaves, and mud dug up by female built in a sheltered spot in or near water with mound tall enough 
that eggs are above the high water mark. 

PROPOSED PROTECTION MEASURES: In order to manage potential human and alligator 
interaction the following construction phase and post-development measures will be undertaken. 

DURING CONSTRUCTION: 

To protect the alligator during project construction, modification of the existing ditches and canals will 
be conducted mindful of the alligator's presence. Egress points, for alligators to receive out of the area 
being filled, will be made available. Construction field personnel will be notified for the potential for 
alligators to be present during construction and that construction activities should be conducted to 
minimize the potential for alligators to become entombed. Should an alligator occupying a ditch or 
canal being filled or excavated on site not leave of its own accord through the egress point provided 
by the contractor, the contractor is required to vacate the area temporarily and not resume work until 
after the departure of the alligator or the contractor should contact the FWC nuisance alligator hotline 
for further direction. 

POST CONSTRUCTION: 

Following the completion of construction activities, a program will be established to familiarize and 
educate the residents and maintenance personnel about the presence of the American Alligator. The 
program, at a minimum, will consist of the following: 

Educational Materials- The pamphlets will include pictures, a description of the alligator, and 
information regarding the negative consequence of human interaction. Specifically, information 
regarding the feeding and/or harassing alligators is prohibited. 

Protective Signage- Upon completion of construction and prior to the operation of any phase of 
development, permanent signs will be installed that will provide notice to the public that feeding and/or 
harassing alligators is prohibited. The signs will be installed adjacent to stormwater' management 
lathes in common areas where there is the greatest potential for public interactions with alligators. 

Big Cypress Fox Squirrel 

Sciurus niger avicennia 

DESCRIPTION: The Big Cypress Fox Squirrel (Sciurus niger avicennia) is listed as a threatened 
species by the Florida Fish and Wildlife Conservation Commission (FWC). The Big Cypress Fox 
Squirrel is larger than the gray squirrel. The average length of the Big Cypress Fox Squirrel is ten to 
fifteen inches, not including the tail, which can be up to fourteen inches in length. The fur coat is highly 
variable, including shades of reddish orange, black, and occasionally tan, with white nose, front toes 
and ear tips. 

HABITAT: The primary habitats used by the Big Cypress Fox Squirrel include open pine flatwoods, 
cypress strands, broad-leaf evergreen hammocks, mangroves, oak forests, and suburban habitats 
including golf courses, and residential areas in native vegetation. These squirrels feed on cypress 
balls, pine seed and occasionally cabbage palm and saw palmetto berries. The seasonal availability 
of pine seed and cypress ball production tends to dictate which habitat is most heavily used for 
foraging. Open understory is a critical factor in determining the use of the habitat. The Big Cypress 
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Fox Squirrels spend a considerable amount of time foraging on the ground with optimal habitat 
consisting of open park-like atmosphere. The Big Cypress Fox Squirrels are usually active during the 
day. Nests are constructed for resting, sleeping and breeding. Platform leaf nests in pines, cypress, 
cabbage palms, and melaleuca nests in tree hollows; and nests in bromeliad are used by the Big 
Cypress Fox Squirrels. 

PROPOSED PROTECTION MEASURES: Efforts will be made during various phases of construction 
to help ensure the safety of the fox squirrel. Actions taken will include, but may not be limited to, the 
following: 

DURING CONSTRUCT/ON: 

Educational Pamphlets - Educational pamphlets will be provided to contractors to distribute this 
information to construction wonders associated with land clearing and mitigation activities. These 
pamphlets will provide information regarding the special status of fox squirrels, the appearance of fox 
squirrels and their nests/daybeds, and measures to be taken during construction to help protect these 
squirrels. Workers involved in clearing of trees are required to call the project ecologist if a fox squirrel 
is seen within 125 feet of an area being cleared. World may not resume until the project ecologist, or 
a specified crew member has encouraged the fox squirrel out of the area being cleared and the area 
has been inspected for fox squirrel nests. Clearing activities may be resumed if no nests are found 

Inspection of Areas to be Cleared - Prior to clearing within approximately 125 feet of forested areas 
that constitute potential fox squirrel habitat, a qualified ecologist is required inspect the area to be 
cleared for the presence of squirrel nests. If a nest is located, the ecologist wi II observe it for 0. 75 to 
1.5 hours to determine whether any adults or young are present within the nest. If no fox squirrels are 
present, the nest must be removed to discourage squirrels from returning to the area of impact. Any 
relocation activities must first be coordinated with and approved by the Florida Fish and Wildlife 
Conservation Commission (FWC). If young fox squirrels are observed in the nest, a buffer with a radius 
of approximately 125 feet will be created around the tree using enviro-fence or equivalent barrier. No 
heavy construction will be performed within this buffer area until after the young fox squirrels leave the 
nest or the squirrels and nest are relocated. 

POST CONSTRUCT/ON: 

Following the completion of construction activities, a program will be established to familiarize and 
educate the residents and maintenance personnel about the presence of the Big Cypress fox squirrel. 
The program, at a minimum, will consist of the following: 

Educational Pamphlets to be Provided by the Permittee to the Residents The pamphlets will include 
pictures, a description of the protected status of the fox squirrel, suitable fox squirrel habitat types, 
notification of the negative consequence of human interaction with the fox squirrel, requirements for 
leashing of dogs, and notification that free-roaming house cats are predators and house cats should 
not be allowed to roam free. A map will be included showing the onsite preserves that are potential 
fox squirrel habitat areas. 

Educational Pamphlets to be Provided by Permittee to Maintenance Personnel Pamphlets containing 
the information listed above will be made available to maintenance staff by posting the pamphlets in 
common areas inside the maintenance facility building. 

Conservation Area Signage - Contractors will post signage adjacent to the on-site conservation areas 
containing suitable fox squirrel habitat to inform residents and visitors of the appearance of the fox 
squirrel, the protected status of the fox squirrel, and precautions to avoid harming of the fox squirrel 
by human interaction with the squirrel. Sign spacing shall be at a maximum of 300 feet; reference the 
sign details on this sheet for signage size and language. 
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PROPOSED PROTECTION MEASURES: The development plans include wetland preservation, 
lakes, and littoral plantings that should provide suitable foraging habitat for any wading birds that may 
utilize the property. Additional details may be provided at time of development order. 

If you have any questions, or if we can provide any additional information, please do not hesitate to 
contact me at 941 -404-1639. 

Sincerely, 

~~~-
Chris Kennedy 
Environmental Scientist 
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INTRODUCTION 

Kimley-Horn has prepared this protected species assessment on behalf of Neal Communities 
("Applicant") for the approximately 192.36-acre project area located east of Bateman Road and south 
of SR 80 in Sections 29 and 30, Township 43, Range 27 East, Lee County. Upland habitats within the 
subject parcel consist of improved pasture, woodland pasture, herbaceous rangeland, palmetto 
prairie, pine flatwoods, and an electrical power transmission line easement. Wetland and other surface 
water habitats onsite include cattle ponds and disturbed freshwater marshes. 

EXISTING CONDITIONS 
The existing conditions of the project, including upland and wetland plant communities, were mapped 
in accordance with Florida Land Use Cover Forms and Classification System (FLUCCS, Florida 
Department of Transportation 1999) and are shown on the "FLUCCS Habitat Map" (attached). 

Improved Upland Descriptions 

FLUCCS Code 211, Improved Pasture 
The canopy and sub-canopy of these areas is mostly open with widely scattered slash pine ( Pi nus 
elliottt), and live oak (Quercus virginiana), Brazilian pepper (Schinus terebinthifolius), and cabbage 
palm (Saba/ palmetto). The groundcover is dominated by bahia grass (Paspalum notatum), with musky 
mint (Hyptis a/ata), Caesar weed (Urena lobata), tickseed (Coreopsis f/oridana), rosy camphorweed 
(Pluchea rosea}, smutgrass (Sporobo/us sp.), cogon grass (lmperata cylindrica), and various other 
weedy ruderal species. 

FLUCCS Code 213, Woodland Pasture 
The canopy is mostly open with widely scattered live oak (Quercus virginiana), laurel oak (Quercus 
laurifolia}, and slash pine (Pinus el/iottit). The sub-canopy includes cabbage palm (Saba/palmetto}, 
wax myrtle (Myrica cerifera), and Brazilian pepper (Schinus terebinthifolius). The ground cover is 
dominated by bahia grass (Paspalum notatum) with scattered saw palmetto ( Serenoa repens), dog 
fennel ( Eupatorium capil/ifolium ), ragweed (Ambrosia trifida ), caesar weed ( Urena /obata }, beautyberry 
(Cal/icarpa americana), hairy beggar-ticks (Bidens alba), smutgrass (Sporobolus sp.), false 
buttonweed (Spermacoce verticillata), three- awn grass (Aristida purpurea), and flattop goldenrod 
(Euthamia caroliniana), with various other weedy ruderal species. Commonly observed vines include 
greenbriar (Smilax sp.), grapevine (Vitis rotundifolia), Virginia creeper (Parthenocissus quinquefolia), 
peppervine (Ampelopsis arborea), and poison ivy (Toxicodendron radicans). 

FLUCCS Code 832, Electrical Power Transmission Lines 
There is a Florida Power & Light transmission line easement located in the southern portion of the 
project area that includes an access road and regularly mowed open land vegetated with bahia grass 
(Paspa/um notatum) and weedy ruderal species. 

Native Upland Descriptions 

FLUCCS Code 310, Herbaceous Rangeland 
The canopy is mostly open with scattered slash pine (Pinus el/iottit) and live oak (Quercus virginiana). 
The sub-canopy consists of wax myrtle (Myrica cerifera), hog plum (Prunus umbel/ate), cabbage palm 
(Sabal palmetto), staggerbush (Lyonia /ucida), and tarflower (Befaria racemosa). The groundcover is 
dominated by bahia grass (Paspalum notatum), with saw palmetto ( Serenoa repens), wiregrass 
(Aristida stricta}, dwarf live oak ( Quercus virginiana), shiny blueberry ( Vaccinium myrsinites), dog 
fennel (Eupatorium capillifolium}, ragweed (Ambrosia trifida), caesar weed (Urena /obata), hairy 
beggar-ticks (Bidens alba), smutgrass (Sporobolus sp.), and flattop goldenrod (Euthamia caroliniana). 
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The canopy contains scattered slash pine (Pinus elliottii), live oak ( Quercus virginiana), and cabbage 
palm (Saba/ palmetto). The sub-canopy is dominated saw palmetto (Serenoa repens) with of Brazilian 
pepper (Schinus terebinthifolius), beautyberry (Callicarpa americana), and winged sumac (Rhus 
copallinum). The ground cover is dominated by saw palmetto ( Serenoa repens), with various other 
ruderal, weedy species. Commonly observed vines include grapevine (Vitis rotundifolia) and 
greenbriar (Smilax sp.). 

FLUCCS Code 411, Pine Flatwoods 
The canopy vegetation is dominated by slash pine (Pi nus el/otti), with scattered live oak ( Quercus 
virginiana), melaleuca (Melaleuca quinquenervia), and cabbage palm (Sabal palmetto). The sub­
canopy is dominated by rusty lyonia (Lyonia ferruginea), tar flower (Bejaria racemosa), wax myrtle 
(Myrica cerifera), and buckthorn (Rhamnus caroliniana). Ground cover is dominated by saw palmetto 
(Serenoa repens), blue maidencane (Amphicarpum muhlenbergianum), beakrush (Rhyncospora 
spp.), goldentop (Euthamia graminifolia), pennyroyal (Piloblephis rigida), chalky bluestem (Andropogon 
capi/1/pes), white paw paw (Aslmina trlloba), paspalum (Paspalum spp.), panicum (Panicum spp.), 
gopher apple (Ucania michauxit), bracken fern (P/eridium aquilinum), wiregrass (Aristlda stricta), and 
broomsedge (Andropogon glomeratus). 

FLUCCS Code 414, Pine- Mesic Oak 
The canopy is dominated by live oak (Quercus virginiana), slash pine (Pinus elliottil), java plum 
(Syzygium cumim), and melaleuca (Melaleuca quinquenervia). The sub-canopy contains cabbage 
palm (Saba/ palmetto), Brazilian pepper (Schinus terebinthifolius), wax myrtle (Myrica cerifera), 
myrsine (Rapanea guinensis), wild coffee (Psychotria nervosa), cocoplum (Chrysobalanus icaco), and 
beauty-berry (Cal/icarpa americana). The groundcover contains Spanish needle (Bidens alba), false 
buttonweed (Spermacoce floridan), cogon grass (/mperata cylindrica), caesar weed (Urena lobata), 
dog fennel (Eupatorium capillifolium), ragweed (Ambrosia artemisiifolia) , sandspur (Cenchrus 
echinatus), broomsedge (Andropogon virginicus), and bahia grass (Paspalum notatum). Commonly 
observed vines include air potato (Dioscorea bulbifera), greenbriar ( Smilax sp.), grapevine (Vitis 
rotundifolia), Virginia creeper (Parthenocissus quinquefo/ia), peppervine (Ampe/opsis arborea), and 
poison ivy (Toxicodendron radicans). 

Wetland and Other Surface Water Descriptions 

FLUCCS Code 534, Reservoirs Less than 10 Acres 
This other surface water (OSW) habitat includes upland-excavated cattle ponds that are mostly open 
water with nutsedge ( Cyperus spp.) and torpedo gras (panicum repens) along the banks. 

FLUCCS Code 641, Freshwater Marshes 
The outer/transitional zone of this habitat type is dominated by laurel oak ( Quercus /aurifolia), water 
oak ( Quercus nign), Brazilian pepper ( Schinus terebinthifolius), wax myrtle (Morella cerifiera) , cabbage 
palm (Saba/ palmetto) , marsh pennywort (Hydrocotyle umbel/ate), coinwort (Gentelia asiatica), 
smartweed (Polygnum spp.), various sedges (Carex spp.), and beaksedges (Rynchospera spp.). The 
deeper/obligate zone is dominated by Carolina willow (Sa/ix caro/iana), melaleuca (Me/a/euca 
quinquenervia), buttonbush (Cephalanthus occidenta/is), torpedo gras (panicum repens) , blue 
waterhyssop (Bacopa carliniana), west Indian marsh grass (Hymenachne amplexicau/is), 
pickerelweed (Pontederia cordata), arrowhead (Sagittaria /atifolia), fire flag (Thalia geniculata), and 
spatterdock (Nuphar advena). 
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Lee County Protected Species Ordinance No. 89-34 lists several protected species of animals that 
could potentially occur on-site based on the general vegetative associations found on the subject 
parcel. Each habitat type was surveyed for the occurrence of these and any other listed species likely 
to occur in the specific habitat types. The survey was conducted using meandering linear pedestrian 
belt transects . This survey methodology is based on the Lee County administratively approved 
Meandering Transect Methodology and US Fish and Wildlife Service (FWS) guidance on Florida 
bonneted bat roost surveys. In order to provide at least 80 percent visual coverage of habitat types 
listed in Ordinance No. 89-34, the transects were spaced approximately 100 feet apart. The 
approximate location of all direct sighting or signs (such as tracks, nests, and droppings) of a listed 
species, were denoted on the aerial photography. The attached 1" = 500' scale aerial Protected 
Species Assessment Map depicts the approximate location of the survey transects. Please see the 
results of the survey listed in Table 1 below. The listed species survey was conducted on October 
15th, 21st, 23rd, 28th, and 30th. 

Species listed as endangered, threatened, or species of special concern by the Florida Fish and 
Wildlife Conservation Commission (FWC) or the United States Fish and Wildlife Service (FWS) that 
could potentially occur on the subject parcels according to the Lee County Protected Species 
Ordinance are shown in Table 1. This list from the Lee County Protected Species Ordinance is general 
in nature, does not necessarily reflect existing conditions within or adjacent to the property, and is 
provided for general informational purposes only. In addition to the species listed below, a limited roost 
survey was also conducted for the Florida Bonneted Bat (Eumops floridanus). During this survey 
potential roost trees, snags, and artificial structures were visually inspected for evidence of its potential 
use as a roosUshelter. 

Table 1: Potential Listed Species by Habitat Type 

FLUCCS 
FLUCCS Description Common Name Scientific Name Present Absent Code 

211 Improved Pasture Florida Sandhill crane Grus canadensis pratensis -- ✓ 
213 Woodland Pasture Florida sandhill crane Grus canadensis pratensis -- ✓ 

Gopher tortoise Gophenis polyphemus ,J --
310 Herbaceous Burrowing owl Athene cuniculariafloridana -- ,J 

Florida sandhill crane Grus canadensis pratensis -- ✓ 
Audubon 's crested Polyborus plancus audubonii -- ✓ 

caracara 
Beautiful paw-paw Deeringothamnus pulchellus -- ,J 

Curtis milkweed Asc/epias curtissii -- ,J 

F akahatchee burmannia Bur111a1111iaflava -- ✓ 
Florida black bear Ursus americanus floridanus -- ,J 

321 Palmetto Prairie Eastern indigo snake D1y111archon corais couperi -- ,J 

Gopher frog Rana areola/a -- ✓ 
Gopher tortoise Gopherus po/yphemus ,J --

Florida black bear Ursus americanus floridam1s -- ,J 

Florida coontie Zamiafloridana -- ,J 

Florida sandhill crane Grus canadensis pratensis -- ✓ 
Southeastern American Falco sparverius pa11/11s -- ✓ 

kestrel 
Beautiful paw-paw Deeringotha11111us pulchellt1s -- ,J 

Big cypress fox squirrel Sciurus 11iger avice11nia -- ,J 

Eastern indigo snake D,ymarchon corais couperi -- ✓ 
Fakahatchee bunnannia B11r111a1111iaflava -- ✓ 

Florida black bear Ursus america11us jloridanus -- ,J 

Florida coontie Zamia florida11a -- ,J 
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Rana areola/a --
Gopherus po/yphe11111s v 

Picoides borealis --

C/11 ysophyll11111 olivaeforme --
Falco span,erius pa11/11s --

Fe/is concolor coryi --
Drymarchon corais couperi --
Ursus americam,s jlorida1111s --

Alligator mississipiensis --
Muslela vison eve,gladensis --

Aramus g11ara1111a --
Egrella caenilea --
Egrella n!fescens --

Ajaia ajaja --
Egrella 1/111 /a --

Egrella tricolor --
Alligator mississipiensis --

Muste/a vison evergladensis --
Grus canadensis pralensis --

Aramus guarauna --
Egrella caeru/ea --

Roslrhamus sociabilis --
Egrel/a th11/a --

Egrella tricolor --

During the survey several potentially occupied gopher tortoise burrows were observed within the 
woodland pasture, herbaceous rangeland, palmetto prairie, pine flatwoods, and pine - mesic oak 
habitats. A 100 percent survey of suitable habitat will be conducted ninety (90) days prior to 
construction and land clearing within the project area. Following completion of the 100 percent survey, 
a relocation permit from FWC will be obtained to remove all gopher tortoises in or within 25' of the 
limits of clearing. No other protected species were observed nesting, denning, or roosting within any 
of the onsite habitats. 

If you have any questions, or if we can provide any additional information, please do not hesitate to 
contact me at 941-404-1639. 

Sincerely, 

~~~~ 
Chris Kennedy 
Environmental Scientist 
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Caloosa 80 Comprehensive Plan Amendment 

Exhibit M -13 - Historic Resources Impact Analysis 

There are no recorded cultural resources listed on the subject parcels, per the Master Site 
File Letter. Please see the attached letter from the Florida Department of Historical 
Resources. 

The Lee County Archaeological Sensitivity Map indicates a portion of the Property along 
the northern boundary is in the Level 2 Sensitivity Zone. It is understood that a Certificate 
to Dig is required prior to issuance of development permits within this sensitivity zone. Any 
future development on the site will comply with the requirements of Sec. 22-106 of the 
LDC. 
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This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

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

April 14, 2022 

Lindsey E.W. Craig 
Planner 
RVi Planning+ Landscape Architecture 
10401 Highland Manor Dr, Suite 220 • Tampa FL 33610 

In response to your request on April 14, 2022, the Florida Master Site File lists no cultural resources 
recorded at the designated parcels No ' s 29-43-27-00-00005.0000; 29-43-27-00-00012.0060; 30-43-27-
00-00001.0190, within Sections 29 & 30, Township 43S Range 27E. 

When interpreting the results of our search, please consider the following information: 

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

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

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

• Federal, state and local laws require formal environmental review for most 
projects. This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at CompliancePermits@dos.MyFlorida.com. 

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

Sincerely, 

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

500 South Bronough Street • Tallahassee, FL 32399-0250 • www.flheritage.com/preservation/sitefile 
850.245.6440 ph I 850.245.6439 fax I SiteFile@dos.state.fl.us 
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Caloosa 80 Comprehensive Plan Amendment 

Exhibit M16, Exhibit M14- Existing and Future Conditions Analysis/Public Facilities Impacts 
Analysis 

*The below analysis is based upon the maximum attainable density under the proposed FLUM for 746 
dwelling units. However, the companion MPD limits the unit count to 690 dwellings. 

I. Sanitary Sewer 

LOS Standard = 200 GPD (residential dwellings); 0.1 GDP (per square foot of shopping center 
commercial use) 

Existing Land Use - Urban Community & Rural 
99.64 ac of Urban Community @ 6 du/ac = 598 du x 200 GPD = 119,600 GPD 
92.71 ac of Rural@ 1 du/ac = 93 du x 200 GPD = 18,600 GPD 

30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPD 

Total GPD = 141,200 GPD 

Proposed Land Use - Urban Community & Sub-Outlying Suburban 
94.4 ac of Urban Community and Preserved Wetlands @ 6 du/ac = 567 du x 200 GPD = 113,400 GPD 
89.65 ac of Sub-Outlying Suburban @ 2 du/ac = 179 du x 200 GPD = 35,800 GPD 

30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPD 

Total GPD = 152,200 GPD 

The proposed FLUM amendment results in an increased sanitary sewer demand of 11,000 GPD. 

The amendment includes a request to add the subject Property to the Lee County Utilities Future 
Sanitary Sewer Service Areas. Lee County Utilities has indicated adequate capacity to serve the project 
through the CFM Central Water Reclamation Facility. Please see the enclosed letter of service 
availability provided by Lee County Utilities. 

II. Potable Water 

LOS Standard = 250 GPD (residential dwellings); 0.1 GDP (per square foot of shopping center 
commercial use) 

Existing Land Use - Urban Community & Rural 
99.64 ac of Urban Community@ 6 du/ac = 598 du x 250 GPD = 149,500 GPD 
92.71 ac of Rural@ 1 du/ac = 93 du x 250 GPD = 23,250 GPD 

30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPD 

Total GPD = 175,750 GPD 
Proposed Land Use - Urban Community & Sub-Outlying Suburban 

Caloosa 80 
Existing and Future Conditions Analysis 
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94.4 ac of Urban Community and Preserved Wetlands @ 6 du/ac = 567 du x 250 GPO = 141,750 GPO 
89.65 ac of Sub-Outlying Suburban @ 2 du/ac = 179 du x 250 GPO = 44,750 GPO 

30,000 SF of Commercial = 30,000 x 0.1 = 3,000 GPO 

Total GPO= 189,500 GPO 

The proposed FLUM amendment results in an increased potable water demand of 13,750 GPO. 

The amendment includes a request to add the subject Property to the Lee County Utilities Future Water 
Service Area. Presently, the Lee County Utilities Water Treatment Plant Systems is designed for 52.9 
Million Gallons per Day (MGD) of production. According to the 2023 Lee County Public Facilities and 
Concurrency Report, the projected 2027 demand is 40.0 MGD. Therefore, adequate capacity is available 
to serve the proposed density in accordance with Lee Plan Policy 95.1.3. Please also refer to the 
enclosed letter of availability provided by Lee County Utilities. 

Ill. Surface Water Management 

The Property is located within the Hickey Creek Watershed and Drainage Basin. 

LOS Standard= 25 year, 3-day storm event of 24 hours duration. 

The Applicant will obtain an Environmental Resource Permit (ERP) from the South Florida Water 
Management District (SFWMD) prior to Development Order approval to be deemed concurrent. 

IV. Parks and Recreation 

LOS Standard: 6 acres of regional park/ 1000 seasonal population and 0.8 acres of community 
park/1000 permanent population. 

(Persons per household 2016-2020: 2.58, per Lee County 2021 Census Data) 

Existing Land Use - Urban Community & Rural 
99.64 ac of Urban Community @ 6 du/ac = 598 du x 2.58 = 1,543 persons 
92. 71 ac of Rural @ 1 du/ac = 93 du x 2.58 = 240 persons 

Total= 1,783 persons 

Proposed Land Use - Urban Community & Sub-Outlying Suburban 
94.4 ac of Urban Community and Preserved Wetlands @ 6 du/ac = 567 du x 2.58 = 1,463 persons 
89.65 ac of Sub-Outlying Suburban @ 2 du/ac = 179 du x 2.58 = 462 persons 

Total= 1,925 persons 

The proposed amendment creates a population increase of 142 people. If seasonal or permanent, this 
would require 0.85 acres of regional parks and 0.11 acres of community parks. According to the 2023 
Lee County Public Facilities and Concurrency Report, the existing regional and community parks far 
exceed the above requirement. There is an excess of 1,384 acres of existing regional parks and 448 
acres of existing community parks available. Please also refer to the enclosed letter of availability 
provided by Lee County Parks and Recreation Department. 

Caloosa 80 
Existing and Future Conditions Analysis 
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V. Public Schools 

The Property is located in the East Zone. According to the 2023 Concurrency Report, projected capacity 
for elementary, middle and high schools in the East zone for the 2022-23 school year as follows: 

Capacity by School Type 
Elementary Schools = -670 
Middle Schools = 158 
High Schools = -29 
Total= -541 

Lee Plan Policies 68.1.1 and 95.1.3 establish an LOS standard for schools of "100% of Permanent FISH 
Capacity" for Elementary Schools, Middle Schools, High Schools, and Special Purpose Facilities. 

The proposed demand for seats is calculated 0.297 students per single family dwelling unit, which results 
in the following demand for each school type as follows: 

Total Demand by School Type (Single Family Dwellings) 
Elementary (7 46 dus x 0.149) = 111 seats 
Middle School (746 dus x 0.071) = 53 seats 
High School (7 46 dus x 0.077) = 57 seats 
Total = 221 seats 

The 2023 Concurrency Report indicates that several construction projects in the next five years will result 
in an increase of 1,043 seats. Additionally, the 2023 Concurrency Report notes that contiguous districts 
may provide capacity when capacity in the project's District is not available. 

Programmed Improvements/Expansions 
Two facilities are programmed to be opened in the East Zone. The 2023 Concurrency Report estimates 
that the completion of Middle School "QQ," will expand the Lehigh Acres Middle School and provide 
additional seats in 2023-24. 

Letter of Availability 
The capacity analysis above demonstrates that adequate capacity exists to accommodate the proposed 
development. Additionally, the School District has provided the enclosed letter confirming the availability 
of seats ( Exhibit M 17). 

Caloosa 80 
Existing and Future Conditions Analysis 
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I. INTRODUCTION 

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill 

requirements set forth by the Lee County Department of Community Development for 

projects seeking amendment to the Comprehensive Land Use Plan and re-zoning 

approval. The subject site is located along the south side of S.R. 80 approximately 4½ 

miles east of Buckingham Road in Lee County, Florida. Figure 1 illustrates the 

approximate location of the subject site. 

The analysis in this report will determine the impacts of change in land use designation 

on approximately 92. 71 acres of the parcel (not the entire parcel) from Rural to a Sub­

Outlying Suburban land use category to permit the development of the subject site with a 

residential community on the overall 192-acre site. The property immediately to the west 

of the 92 acres subject to the change in land use is already within the Urban Community 

Future Land Use Category (99.64 acres). With the two land use categories, and the 

companion rezoning application that is being filed, the overall 192-acre site will be 

rezoned to permit up to 690 residential dwelling units and up to 50,000 square feet of 

commercial uses. 

The transportation related impacts of the proposed Comprehensive Plan Amendment will 

be assessed based on evaluation of the long range impact (20-year horizon) and short 

range impact (5-year horizon) the proposed amendment would have on the existing and 

future roadway infrastructure. The transportation related impacts of the proposed 

rezoning will be evaluated based on the estimated build-out year of the project and the 

impacts the proposed rezoning will have on the surrounding roadway infrastructure. 

Access to the subject site is proposed to S.R. 80 at two locations as shown on the Master 

Concept Plan. 
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PROJECT LOCATION MAP 
CALOOSA 80 MPD Figure 1 
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This report examines the impact of the development on the surrounding roadways. Trip 

generation and assignments to the various roadways within the study area will be 

completed and analysis conducted to determine the impacts of the development on the 

surrounding roadways. 

II. EXISTING CONDITIONS 

The subject site is currently vacant. The site is generally bordered by S.R. 80 to the north, 

vacant land to the south, Bateman Road to the west, and residential uses to the east. 

S.R. 80 is a four-lane divided arterial that borders the subject site to the north. S.R. 80 has 

a posted speed limit of 55 mph and is under the jurisdiction of the Florida Department of 

Department of Transportation. S.R. 80 in this area has an Access Management 

Classification of Class 3 with required access spacing at 660 feet, directional median 

opening spacing at 1,320 feet and full median opening spacing at ½ mile. 

Bateman Road is a two-lane undivided and unimproved local roadway that borders the 

site to west. Bateman Road is located within an easement and the subject site does not 

have legal access to this easement. There is no posted speed limit on Bateman Road and 

is shown to be maintained by Lee County. 

III. COMPREHENSIVE PLAN AMENDMENT 

The Comprehensive Plan Amendment would change the future land use designation on 

approximately 92. 71 acres from Rural to Sub-Outlying Suburban land use category. 

Under the existing Rural land use category, the site could be developed with up to 

approximately 93 residential dwelling units (1 dwelling unit/acre). Table 1 summarizes 

the land uses that could be constructed under the existing land use designations and the 

intensity of uses under the proposed land use designation. 
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Existing/ 
Proposed 

Table 1 
Land Uses 
Caloosa 80 

Land Use 
Category Intensity 

93 Dwelling Units 
Existing Rural 

(Rural~ 92.71 acres (m 1 DU/Acre 

Sub-Outlying 
186 Dwelling Units 

Proposed 
Suburban 

(Sub-Outlying Suburban @ 2 
DU/Acre 

IV. TRIP GENERATION 

The trip generation for the permitted and proposed development was determined by 

referencing the Institute of Transportation Engineer's (ITE) report, titled Trip 

Generation, 11 th Edition. Land Use Code 210 (Single-Family Detached Housing) was 

utilized for the trip generation purposes of the permitted and proposed residential uses on 

the subject site. The trip generation equations utilized for this land use are attached to the 

Appendix of this report for reference. Table 2 and Table 3 outline the anticipated 

weekday AM and PM peak hour trip generation based on the existing and proposed 

future land use category, respectively. 

Land Use 

Single-Family 
Detached Housing 
(93 Dwelling Units) 

Table 2 
Trip Generation 

Based on Existing Land Use Category 
Caloosa 80 

Weekday AM Peak Hour Weekday PM Peak Hour 
In Out Total In Out Total 

18 52 70 58 35 93 

Page4 
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Table 3 
Trip Generation 

Based on Proposed Land Use Category 
Caloosa 80 

Weekday AM Peak Hour Weekday PM Peak Hour 
Land Use In Out Total In Out Total 

Single-Family 
Detached Housing 34 97 131 112 66 178 
(186 Dwelling Units) 

Daily 
(2-way) 

1,786 

Table 4 indicates the trip generation difference between the proposed and existing land 

use categories. The long range transportation impact (20-year horizon) and the short 

range transportation impact (5-year horizon) will be evaluated based on the resultant trip 

change illustrated in Table 4. 

Table 4 
Trip Generation - Resultant Trip Change 

Caloosa 80 

Land Use 
A.M. Peak Hour P .M. Peak Hour 

In Out Total In Out Total 

Proposed Land Use Designation 34 97 131 112 66 178 
(186 Dwelling Units) 

Existing Land Use Designation -18 -52 -70 -58 -35 -93 
(93 Dwelling Units) 

Resultant Trip Chan2e +16 +45 +61 +54 +31 +85 

Daily 
(2-way) 

1,789 

-944 

+845 

The resultant trip change in Table 4 indicates that the trip generation will be increased in 

the AM and PM peak hour conditions as a result of this land use change. 

V. COMPREHENSIVE PLAN AMENDMENT ANALYSIS 

The Comprehensive Plan Amendment would change the future land use designation on 

the approximately 92.71 acres from Rural to Sub-Outlying Suburban land use category. 

The transportation related impacts of the proposed Comprehensive Plan Amendment 

were evaluated pursuant to the criteria in the application document. This included an 

evaluation of the long range impact (20-year horizon) and short range impact (5-year 
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horizon) the proposed amendment would have on the existing and future roadway 

infrastructure. 

Long Range Impacts (20-year horizon) 

The Lee County Metropolitan Planning Organization's (MPO) 2045 Long Range 

Transportation Plan was reviewed to determine if any future roadway improvements were 

planned in the vicinity of the subject site. Based on the review, there were no roadway 

improvement projects within a 3-milc l'adius of the site shown on the 2045 Cost 

Feasible Plan. 

The Lee County Metropolitan Planning Organization's (MPO) long range transportation 

plan along with the FDOT District One travel model were also reviewed in order to 

determine the impacts the amendment would have on the surrounding area. The base 

2045 loaded network volumes were determined for the roadways within the study area 

and then the PM peak hour trips to be generated by additional trips shown in Table 4 

were then added to the projected 2045 volumes. The Level of Service for the surrounding 

roadways was then evaluated. The Level of Service threshold volumes were derived 

based on the Lee County's Generalized Peak Hour Directional Service Volumes table as 

well as FDOT's Generalized Peak Hour Directional Volumes, Table 7. 

The results of the analysis indicate that the addition of the trips as a result of the proposed 

amendment to the projected 2045 volumes will not cause any roadway links to fall below 

the recommended minimum acceptable Level of Service standards. The only roadway 

segment in the area that is shown to operate below the recommended minimum Level of 

Service standard in 2045 is Broadway A venue between SR 80 and N. River Road, which 

is shown to operate below the Level of Service standard based on the existing 2045 

network and not as result of the requested Land Use Change. All other roadways are 

shown to operate at or above the minimum recommended Level of Service in 2045 both 

with and without the project traffic added to the surrounding roadway segments. 
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A Level of Service analysis for the 2045 Existing plus Committed (E + C) roadway 

network is attached to this report for reference. Table lA and Table 2A reflect the Level 

of Service analysis based on the 2045 conditions. No changes to the adopted long range 

transportation plan are required as result of the proposed land use change. 

Short Range Impacts (5-year horizon) 

The 2023/2024 - 2029/2028 Lee County Five Year Capital Improvement Programs (CIP) 

as well as the Florida Department of Transportation Adopted Work Programs were 

reviewed to determine the short term impacts the proposed land use change would have 

on the surrounding roadways. Based on the review, there were no road improvement 

planned to the roadways within a 3-mile radius of the subject site on the 5-Year Capital 

Improvement Program for either FOOT or Lee County. 

As can be depicted from Table 4 of this report, the proposed map amendment will 

increase the overall trip generation potential of the subject site by approximately 61 

vehicles during the A.M. peak hour and 85 vehicles during the P.M. peak hour. Table 3A 

and Table 4A attached to this report indicate the projected 5-year planning Level of 

Service on the area roadways based on the additional trips shown in Table 4. The existing 

peak hour, peak season, peak direction traffic volumes on the various roadway links 

maintained by Lee County were obtained from the most recent Lee County Public 

Faci/iti~5· Level of Service and Concurrency Report. The existing peak hour, peak 

season, peak direction traffic volumes for state maintained roadways were derived by 

factoring the latest AADT volumes by appropriate K & D factors . The existing peak 

hour, peak season, peak direction traffic volumes were then factored by the appropriate 

annual growth rates in order to obtain the 2029 background traffic conditions on the area 

roadway network. The growth rates for each roadway were calculated based on historical 

traffic data obtained from the FDOT's Florida Traffic Online resource as well as the 

traffic data from the latest Lee County Traffic Count Report. Based on the projected 

traffic distribution, the roadway link data was analyzed for the year 2029 without the 

proposed amendment and year 2029 with the proposed amendment. Traffic data obtained 
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from the aforementioned Lee County and FOOT resources is attached to the Appendix of 

this report for reference. 

The results of the analysis indicate that the addition of the trips as a result of the proposed 

amendment to the projected 2029 volumes will not cause any roadway link to fall below 

the minimum acceptable Level of Service standards. All analyzed roadways were shown 

operate within their recommended minimum Level of Service standards. 

The proposed Comprehensive Plan Amendment is to change the future land use 

designation on approximately 92.71 acres from Rural to Sub-Outlying Suburban. Based 

on the analysis, no modifications will be necessary to the Lee County or FOOT short 

term capital improvement programs. 

VI. ZONING ANALYSIS 

An analysis was also completed to support the rezoning of the entire 192-acre subject site 

from RVPD to MPD. The site is currently zoned RPVD under Zoning Resolution Z-09-

042, which permits the development of the 192-acre site as a Recreational RV park with 

up to 417 RV sites and related accessory uses. 

Table 5 summarizes the land uses that are being proposed for the proposed rezoning 

application. 

Table 5 
Land Uses 

Caloosa 80 MPD 

A,pp-roved Zon-ing Proposed Zoning 

690 Residential Dwelling 

471 RV Units 
Units 

& 
50,000 Sq. Ft. Retail 
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Access to the subject site is proposed to Palm Beach Boulevard (SR 80) via two access 

connections. A stabilized emergency access only is being proposed to Bateman Road that 

will only allow access to Emergency Vehicles. 

The trip generation for the project was based on data from the Institute of Transportation 

Engineer's (ITE) report, titled Trip Generation Manual, 11 th Edition. Since there 

multiple dwelling types identified in the proposed Schedule of Uses, Land Use Code210 

(Single Family Detached Housing) was utilized to formulate the trip generation for all 

690 dwelling units since this would represent the "worst case" in terms of trip generation 

for the residential units. Land Use Code 821 (Shopping Plaza 40 - 150k - No Grocery) 

was utilized for the retail uses proposed on the site. The equations used from these land 

uses are contained in the Appendix of this report for reference. Table 6 outlines the 

anticipated weekday A.M. and P .M. peak hour as well as the daily trip generation of the 

development as proposed. 

Land Use 

Residential Units 
(690 Units) 

Commercial 
(50,000 So. Ft.) 

Total Trips 

Table 6 
Trip Generation 
Caloosa 80 MPD 

A.M. Peak Hour 

In Out Total 

11 2 338 450 

49 31 80 

161 369 530 

P .M. Peak Hour Daily 
(2-way) 

In Out Total 

401 235 636 6,21 2 

117 121 238 3,269 

518 356 874 9,481 

The trips the proposed development is anticipated to generate were then assigned to the 

surrounding roadway network. The net new trips anticipated to be added to the 

surrounding roadway network were assigned based upon the routes drivers are 

anticipated to utilize to approach the subject site. Figure 2 illustrates the anticipated trip 

distribution and assignment of trips to the site access drives along S.R. 80. 
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A horizon year analysis of 2029 was selected as the analysis year to evaluate the future 

impacts this project will have on the surrounding roadway network. Based on this horizon 

year, a growth rate was applied to the existing traffic conditions for all roadway links in 

the study area. The growth rates on Palm Beach Boulevard (SR 80) were obtained 

through comparisons of historical annual traffic data obtained from FDOT's Florida 

Traffic Online webpage. The growth rate on Broadway Street was obtained through 

comparison of historical annual traffic data obtained from Lee County's Traffic Count 

Database System (TCDS) webpage. Based on the project distribution illustrated on 

Figure 2, the link data was .analyzed for the year 2029 without the development and year 

2029 with the development. 

Table SA in the Appendix of the report indicates the percent impacts the project is 

anticipated to have on the adjacent roadway network based on the Generalized Service 

Volumes and the Level of Service "C" Service Volume impacts. The Service Volume 

Thresholds for SR 80 were taken from the most recent FDOT Multimodal Quality/Level 

of Service Handbook (2023) for Uninterrupted Flow Highways, which SR 80 meets the 

definition of as defined in the FDOT Manual. FDOT defines Uninterrupted Flow 

Highways in the Q/LOS Manual as "A nonfreeway roadway that generally has 

uninterrupted flow, with average signalized intersection spacing of greater than 2.0 

miles; a two-lane highway or a multilane highway." Table 6A in the Appendix indicates 

the methodology utilized to obtain the year 2029 build-out traffic volumes as well as the 

growth rate utilized for each roadway segment. Figure 3 indicates the year 2029 peak 

hour - peak direction traffic volumes and Level of Service for the various roadway links 

within the study area. Noted on Figure 3 is the peak hour - peak direction volume and 

Level of Service of each link should no development occur on the subject site and the 

peak hour - peak direction volume and Level of Service for the weekday P .M. peak hour 

with the development traffic added to the roadways. This figure was derived from Table 

2A contained in the Appendix. 
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Adverse impacts are defined as a degradation of the Level of Service beyond the adopted 

Level of Service Thresholds for those links as indicated in Table lA. In comparing the 

links' functional classification and calculated 2029 traffic volumes to the Service Volume 

Tables, it was determined that all analyzed roadways are projected to operate above the 

minimum adopted Level of Service in 2029 both with and without the proposed 

development. Therefore, roadway capacity improvements will not be warranted as a 

result of the additional traffic to be generated by the proposed development. 

Intersection analysis was conducted at the two site access drive intersections serving the 

site along S.R. 80. A summary of the analysis is contained in the Appendix of this report. 

There are no other intersections within ¼ mile of the subject site that are impacted by the 

development of the subject site. 

Turn lane improvements at the site access drive intersections will be evaluated at the time 

the project seeks a connection permit from the Florida Department of Transportation. 
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IX. CONCLUSION 

The proposed development is located along the south side of S.R. 80 and approximately 

4½ mile to the east of Buckingham Road in Lee County, Florida. Based upon the 

roadway link Level of Service analysis conducted as a part of this report for both a 

Comprehensive Plan amendment and rezoning request, the development of the subject 

site meets the requirements set forth by the Lee County Comprehensive Plan and Land 

Development Code in that there is sufficient capacity available to accommodate the new 

trips that will be generated by the proposed development. Therefore, no roadway capacity 

improvements will be warranted as a result of the additional traffic to be generated by the 

proposed Comprehensive Plan amendment and rezoning requests. 

The 2045 Financially Feasible Roadway network and the short term 5-year Capital 

Improvement Program currently in place in the Lee County will not require any 

modification in order to accommodate the proposed Land Use Change. The rezoning 

analysis also indicates that the subject site will not have an adverse impact on the 

surrounding roadway network. Therefore, no roadway capacity improvements are 

necessary to accommodate the proposed development. 

K:\2024\09 September\17 Caloosa 80 Comp Plan & Rezoning\Sufficiency\Oct 2025\10-14-2025 Report.doc 
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TABLES lA & 2A 

2045 LOS ANALYSIS 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2045 LONG RANGE TRANSPORTATION ANALYSIS - CALOOSA 80 CPA 

RQADWAY 

N. River Rd 

ROADWAY SEGMENT 

E. of Broadway 

W. of Broadway 

Joel Blvd. S. of SR 80 

SR 80 (Palm Beach Blvd) E. of Hickey Creek Rd. 

Broadway Ave. 

E. of Site 

E. of Broadway 

E. of Joel Blvd. 

N. of SR 80 

Revised 10-14-2025 

GENERALIZED SERVICE VOLUMES 

2045 E + C NETWORK LANES LOSA LOSB LOSC LOSO LOSE 

# Lanes Roadwax Designation VOLUME VOLUME VOLUME VOLUME VOLUME 

2LU Arterial 0 0 330 710 C;J80 
2LU Uninterrupted Flow Highway 130 420 850 1,210 1,640 

2LN Uninterrupted Flow Highway 130 420 850 1.210 I 1,640 1 

4LD Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

4LD Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

4LD Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

4LD Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

2LU Collector 0 0 310 660 I 740 

) - Denotes the LOS Standard for each roadway segment 

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

" Level of Service Thresholds for State mantained roadways were taken from FDOT's Multimodal Quality Level of Service Handbook 



TABLE2A 
2045 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

CALOOSA 80 CPA 
Revised 10-14-2025 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 85 VPH IN= 54 OUT= 31 

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

FSUTMS COUNTY PCS/ BACKGROUND K-100 HOUR PK DIR D PEAK TRAFFIC VOLUMES & LOS TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS 
ROADWAY 
N. River Rd 

Joel Blvd. 

SR 80 (Palm Beach Blvd) 

Broadway Ave. 

ROADWAY SEGMENT AADT FDOTSITE# TRAFFIC FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME 
E. of Broadway 3,864 124654 3,864 0.095 367 0.55 EAST 202 
W. of Broadway 10,592 124650 10,592 0.095 1,006 0.55 EAST 553 

S. of SR 80 22,813 305 22,813 0.100 2,281 0.521 NORTH 1,188 

E. of Hickey Creek Rd. 26,125 120006 26,125 0.095 2,482 0.55 EAST 1,365 
E. of Site 25,303 120006 25,303 0.095 2,404 0.55 EAST 1,322 
E. of Broadway 33,948 120006 33.948 0.095 3,225 0.55 EAST 1,774 
E. of Joel Blvd. 33,075 120086 33,075 0.095 3,142 0.55 EAST 1,728 

N. of SR 80 15,387 124654 15,387 0.095 1,462 0.55 NORTH 804 

• The K-100 and D factors were obtained from Florida Traffic Online resource and for Joel Blvd., Lee County Traffic County Database System 
K-100 and D-Factor or Broadway Ave. data not available by FOOT or Lee DOT so assumed similar to nearby N. River Road. 

LOS DIST. TRAFFIC VOLUME LOS 
C 2% 1 203 C 
C 3% 2 555 C 

D 5% 3 1,191 D 

B 75% 41 1,406 B 
B 25% 14 1,336 B 
C 20% 11 1,785 C 
B 15% 8 1,736 B 

F 5% 3 807 F 



TABLES 3A & 4A 

5-YEAR LOS ANALYSIS 



ROADWAY 

N. River Rd. 

Joel Blvd. 

TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

CALOOSA80 CPA 
Revised 10-14-2025 

GENERALIZED SERVICE VOLUMES 

LOS A LOS B LOS C LOS D LOS E 

#LANES ROADWAY DESIGNATION VOLUME VOLUME VOLUME VOLUME VOLUME ROADWAY SEGMENT 

E. of Broadway 

E. of Cemetery Rd. 

2LU 

2LU 

Arterial 0 

Uninterrupted Flow Highway 130 

0 330 710 ~ 420 850 1,210 0 

S. of SR 80 2LU Uninterrupted Flow Highway 130 420 850 1,210 I 1,640 I 
SR 80 (Palm Beach Blvd) E. of Hickey Creek Rd. 4LD Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

Broadway Ave. 

E. of Site 

E. of Broadway 

E. of Joel Blvd. 

N. ofSR80 

4LD Uninterrupted Flow Highway 0 1,753 2,510 

4LD Uninterrupted Flow Highway 0 1,753 2,510 

4LD Uninterrupted Flow Highway 0 1,753 2,510 

2LU Collector 0 0 310 

D -Denotes the LOS Standard for each roadway segment 

3,055 3,507 

3,055 3,507 

3,055 3,507 

660 I 740 

* Level of Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016) 

* Level of Service Thresholds for State mantained roadways were taken from FDOT's Multimodal Quality Level of Service Handbook (2023) 



TABLE4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

CALOOSA 80 CPA 

TOTAL PROJECT TRAFFIC AM= 61 VPH IN= 16 OUT= 45 FOOT Sta. # ~ Q 
TOTAL PROJECT TRAFFIC PM= 85 VPH IN= 54 OUT= 31 120006 0.095 0.528 

120086 0.095 0.528 

124654 0.095 0.535 

124650 0.095 0.535 Revised 10-14-2025 

305 0.095 0.540 

231 0.095 0.540 

2023 2029 2029 2029 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

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

ROADWAY ROADWAY SEGMENT FOOT SITE/1_ ADT ADT GROWTH. 1 RATE PEAK DIR.2 VOLUME LOS Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio 

N. River Rd E. of Broadway 124654 2.500 4.000 7 6.94% 100 196 C 0.28 2% 1 1 197 C 0.28 197 C 0.28 

E. of Cemelery Rd. 124650 2.800 4.700 7 7.68% 224 469 C 0.39 3% 1 2 471 C 0.39 471 C 0.39 

Joel Blvd. S. of SR 80 305 8,800 13.400 7 6.19% 547 939 D 0.57 5% 2 3 942 D 0.57 942 D 0.57 

SR 80 (Palm Beach Blvd) E. of Hickey Creek Rd. 120006 17,700 27.000 7 6.22% 1.457 2.508 C 0.72 75% 34 41 2.541 D 0.72 2.548 D 0.73 

E. of Site 120006 17,700 27,000 7 6.22% 1.457 2.508 C 0.72 25% 11 14 2.519 D 0.72 2,521 D 0.72 

E. of Broadway 120006 17.700 27.000 7 6.22% 1.457 2,508 C 0.72 20% 9 11 2,517 D 0.72 2.518 D 0.72 

E. of Joel Blvd. 120086 14,600 24,000 7 7.36% 1,295 2.454 C 0.70 15% 7 8 2.460 C 0.70 2.462 C 0.70 

Broadway Ave .. N. of SR 80 231 6.100 6.400 4 2.00% 284 346 D 0.47 5% 2 3 348 D 0.47 349 D 0.47 

1 AGR for roadways was calculated based the historical traffic data obtained from Florida Traffic Online webpage and Lee County Traffic Count Report. 

2 Current peak hour peak season peak direction traffic volumes for all roadways were obtained from the 2024 Lee County Public Facilities Level of Service and Concurrency Report 



TABLES SA & 6A 

REZONING LOS ANALYSIS 



TOTAL AM PEAK HOUR PROJECT TRAFFIC= 

TOTAL PM PEAK HOUR PROJECT TRAFFIC= 

ROADWAY ROADWAY SEGMENT 

N. River Rd. E. of Broadway 

W. of Broadway 

Joel Blvd. S. of SR 80 

SR 80 (Palm Beach Blvd) W. of Buckingham Rd. 

W. of River Hall Pkwy 

E. of Hickey Creek Rd. 

E. of Site 

E. of Broadway 

E. of Joel Blvd. 

Broadway Ave. N. ofSR80 

Buckingham Rd. S. ofSR80 

530 VPH 

874 VPH 

#LANES 

2LU 

2LU 

2LU 

4LD 

4LD 

4LD 

4LD 

4LD 

4LD 

2LU 

2LU 

TABLE SA 
LEVEL OF SERVICE THRESHOLDS 

CALOOSA 80 MPD 

IN= 

IN= 

161 

518 

OUT= 

OUT= 

369 

356 

GENERALIZED SERVICE VOLUMES 

LOSA LOSB LOSC LOSO LOSE 

ROADWAY DESIGNATION VOLUME VOLUME VOLUME VOLUME VOLUME 

Arterial 0 0 130 710 ~80 

Uninterrupted Flow Highway 130 420 850 1,210 1,640 

Uninterrupted Flow Highway 130 420 850 1,210 I 1,640 I 

Arterial 0 0 1,874 2,040 2,040 

Arterial 0 0 1,874 2,040 2,040 

Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

Uninterrupted Flow Highway 0 1,753 2,510 3,055 3,507 

Collector 0 0 310 660 I 740 I 

Arterial 0 140 800 860 I 860 I 

D -Denotes the LOS Standard for each roadway segment 

Revised 10-14-2025 

PERCENT 

PROJECT AM PROJ PM PROJ PROJ TRIPS 

TRAFAC TRAFFIC TRAFFIC % of LOS "C" 

2% 7 10 8.0% 

3% 11 16 1.8% 

5% 18 26 3.0% 

60% 221 311 16.6% 

70% 258 363 19.3% 

75% 277 389 15.5% 

25% 92 130 5.2% 

20% 74 104 4.1% 

15% 55 78 3.1% 

5% 18 26 8.4% 

10% 37 52 6.5% 

* Level of Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016) 

* Level of Service Thresholds for State mantained roadways were taken from FDOT's Multimodal Quality/Level of Service Handbook Peak Hour Directional Volumes 



TABLE6A 

CALOOSA 80 MPD 
Revised 10-14-2025 

TOTAL PROJECT TRAFFIC AM= 530 VPH IN= 161 OUT= 369 

TOTAL PROJECT TRAFFIC PM= 874 VPH IN= 518 OUT= 356 

2023 2029 2029 2029 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

LCDOT PCS OR BASE YR 2024 YRS OF ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PM PROJ +AM PROJ VIC + PM PROJ V/C 

ROADWAY ROADWAY SEGMENT FDOTSITEjj ADT ADT GROWTH. 1 
RATE PEAKDIR.2 

VOLUME LOS Ratio TRAFFIC TRAFFIC TRAFFIC VOLUME LOS Ratio VOLUME LOS Ratio 

N RiverRd E- of Broadway 124654 2,500 4,100 9 5.65% 100 173 D 0.24 2% 7 10 181 D 0.25 184 D 026 

W of Broadway 124650 2,800 4,900 9 642% 224 417 B 0.34 3% 11 16 428 C 0.35 433 C 0.36 

Joel Blvd. S ofSR80 305 8,800 13,400 7 619% 547 939 D 0.57 5% 18 26 958 D 058 965 D 0.59 

SR BO (Palm Beach Blvd) E_ of Hici<ey Creek Rd. 120006 15,600 30,000 15 4.46% 1,457 2,157 C 0.62 75% 277 389 2,434 C 069 2,546 D 073 

E of S~e 120006 15,600 30,000 15 4.46% 1,457 2,157 C 0.62 25% 92 130 2,249 C 064 2,287 C 065 

E of Broadway 120006 15,600 30,000 15 4.46% 1,457 2,1 57 C 0.62 20% 74 104 2,231 C 0.64 2,261 C 064 

E of Joel Blvd 1200B6 12,700 26,000 15 489% 1,295 1,991 C 0.57 15% 55 78 2,046 C 0.58 2,068 C 0.59 

Broadway Ave., N. of SR BO 231 6,100 6,400 4 200% 284 346 D 0.47 5% 18 26 365 D 049 372 D a.so 

1 AGR for roadways was calrulated based the historical traffic data obtained from Florida Traffic Online webpage and Lee County Traffic Count Report 

2 Current peak hour peak season peak direction traffic volumes for all roadways were obtained from the 2024 Lee County Public Facilifies Level of Service and Concurrency Report 



LEE COUNTY GENERALIZED PEAK 

HOUR DIRECTIONAL SERVICE 

VOLUMES TABLE 



April 2016 

Lane 
1 
2 
3 

Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
c:\input5 

Uninterrupted Flow Highway 
Level of Service 

Divided A B C D 
Undivided 130 420 850 1,210 

Divided 1,060 1,810 2,560 3,240 
Divided 1,600 2,720 3,840 4,860 

Arterials 
Class I (40 mph or higher posted speed limit) 

Level of Service 
Lane Divided A B C D 

1 Undivided • 140 800 860 
2 Divided * 250 1,840 1,960 
3 Divided • 400 2,840 2,940 
4 Divided • 540 3,830 3,940 

Class II (35 mph or slower posted speed limit) 
Level of Service 

Lane Divided A B C D 
1 Undivided * • 330 710 
2 Divided * • 710 1,590 
3 Divided * • 1,150 2,450 
4 Divided " • 1,580 3,310 

Controlled Access Facilities 
Level of Service 

Lane Divided A B C D 
1 Undivided • 160 880 940 
2 Divided • 270 1,970 2,100 
3 Divided • 430 3,050 3,180 

Collectors 
Level of Service 

Lane Divided A B C D 
1 Undivided * • 310 660 
1 Divided * • 330 700 
2 Undivided * • 730 1,440 
2 Divided • • 770 1,510 

E 
1,640 
3,590 
5,380 

E 
860 

1,960 
2,940 
3,940 

E 
780 

1,660 
2,500 
3,340 

E 
940 

2,100 
3,180 

E 
740 
780 

1,520 
1,600 

Note: the service volumes for 1-75 (freeway), bicycle mode, pedestrian mode, 
and bus mode should be from FDOT's most current version of LOS Handbook. 

I 



FDOT MULTIMODAL QUALITY 

LEVEL OF SERVICE HANDBOOK 

DIRECTIONAL VOLUMES 



Cl-Natural & 
C2-Rural) 

Cl & C2 Motor Vehicle Highway Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way 

B l C D E 

1 Lane I 240 430 730 I 1,490 2 Lane 

2 Lane_· _ 1,670 2,390 2,910 I 3,340 4 Lane 

3 Lane I 2,510 3,570 4,370 I 5,010 6 Lane 

Adjustment Factors 

2 Lane Divided Roadway with Exclusive Left Turn Adjustment: Multiply by 1.05 
Multilane Undivided Highway with Exclusive Left Turn Adjustment: Multiply by 0.95 
Mult11ane Undivided Highway without Exclusive Left Turn Adjustment:: Multiply by 0.75 

B 

440 

3,040 

4,560 

AADT 

C D E B C 

780 1,330 2,710 2 Lane 4,600 8,200 

4,350 5,290 6,070 4 Lane 32,000 _ _ 45,800 

6,490 7,950 9,110 6 Lane 48,000 68,300 

This table does not constit ute a standard and shou ld be used only for general planning applications. The table should not be used for corridor or intersection design, where more refined techniques exist. 

D E 

14,000 28,500 

_55,700 63,900 

83,700 95,900 



:3C-Suburban 
:ommercial) 

C3R-Suburban 
Residential) 

C3C & C3R Motor Vehicle Arterial Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way AADT 

B C D E B C D E B 
I 

C D 

1 Lane * 760 1,070 ** 2 Lane * 1,380 1,950 ** 2 Lane * 15,300 21,700 

2 Lane * 1,520 1,810 ** 4 Lane * 2,760 3,290 ** 4 Lane * 30,700 36,600 

3 Lane * 2,360 2,680 ** 6 Lane * 4,290 4,870 ** 6 Lane * 47,700 54,100 

4 Lane * 3,170 3,180 ** 8 Lane * 5,760 5,780 ** 8 Lane * 64,000 64,200 

B C 
I 

D I E B C D E B C D 

1 Lane * 970 l 1,110 I ** 2 Lane * 1,760 2,020 ** 2 Lane * 19,600 22,400 

2 Lane * 1,700 1,850 ** 
I 

4 Lane * 3,090 3,360 ** 4 Lane I * I 34,300 37,300 

3 Lane * I 2,620 I 2,130 I ** 6 Lane * 4,760 4,960 ** 6 Lane I * 52,900 55,100 

Adjustment Factors 

Exclusive right turn lane(s): Multiply by 1.05 The peak hour directional service volumes should be adjust by multiplying by 1.2 for one-way facilities 
The AADT service volumes should be adjusted by multiplying 0.6 for one way facilities 2 Lane Divided 
Roadway with an Exclusive Left Turn Lane(s): Multiply by 1.05 

Multilane Undivided Roadway with an Exclusive Left Turn Lane(s): Multiply by 0.95 
Multilane Roadway with No Exclusive Left Turn Lane(s): Multiply by0.75 

2 lane Undivided Roadway with No Exclusive Left Turn Lane(s): Multiply by 0.80 Non-State Signalized Roadway: Multiply by 0.90 

This table does not constitute a standard and should be used only for general planning applications. The table should not be used for corridor or intersection design, where more refined techniques exist. 
• Cannot be achieved using table input value defaults. 
•• Not applicable for that level of service letter grade. For the automobile mode, volumes greater than level of service D become F because intersection capacities have been reached. 

E 

** 

** 

** 

** 

E 

** 

** 

** 

I 

I 



TRAFFIC DATA 

FOOT FLORIDA TRAFFIC ONLINE 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2024 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 4650 - NORTH RIVER ROAD , EAST OF S.R. 31 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
--------- ------------ ---- ------- - - ------ ---- - -- - --------

4900 F E 2400 w 2500 9.50 55.40 19.00 
4700 C E 2300 w 2400 9 . 50 55.40 19.00 
3800 R E 1900 w 1900 9.50 53.90 15.00 
3600 T E 1800 w 1800 9.50 53.50 13. 60 
3400 S E 1700 w 1700 9.50 53.80 12.50 
3400 F E 1700 w 1700 9.50 54.90 12.50 
3200 C E 1600 w 1600 9 . 50 55.20 12.50 
3200 T E 1600 w 1600 9.50 54 .90 12.20 
3000 S E 1500 w 1500 9.50 54.80 15.00 
2800 F E 1400 w 1400 9.50 55.50 15.00 
2600 C E 1300 w 1300 9.50 55.20 15.00 
1000 S 0 0 9.50 55.00 12.20 
1000 F 0 0 9.50 55 . 30 11 . 50 
1000 C E 0 w 0 9 . 50 55.20 11.70 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2024 HISTORICAL AADT REPORT 

COUNTY : 12 - LEE 

SITE: 0086 - SR- 80/PALM BEACH BLVD, W OF HENDRY COUNTY LC358 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
- - -------- ------------ ------------ --- ------ -------- --------

26000 F E 13000 w 13000 9.50 55.00 18.20 
24000 C E 12000 w 12000 9 .5 0 56.80 18.20 
23000 F E 11500 w 11500 9.50 52.10 15.80 
21000 C E 10500 w 10500 9.50 52.80 15.80 
20000 C E 10000 w 10000 9.50 53.70 14.70 
18600 C E 9300 w 9300 9.50 54.00 15.60 
17300 C E 8600 w 8700 9.50 55.20 15.90 
16900 C E 8400 w 8500 9.50 54.40 13.70 
15700 C E 7800 w 7900 9.00 57.70 12.60 
14600 C E 7300 w 7300 9.00 52.00 13 . 00 
13100 S E 6600 w 6500 9.00 52.30 13. 60 
12700 F E 6400 w 6300 9.00 56.30 13.6 0 
12500 C E 6300 w 6200 9.00 59.60 13. 60 
13700 C E 7000 w 6700 9.00 56.40 12.40 
12700 C E 6200 w 6500 11. 06 64.00 13.90 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: START I NG WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFF I CE 

2024 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 4654 - C.R. 78 , EAST OF BROADWAY STREET 

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ - ---- --- --~ ------ --- -------- --------

2024 4100 C E 2000 w 2100 9 . 50 55.40 13. 30 
2023 4000 T E 2000 w 2000 9.50 55.40 15 . 30 
2022 3600 S E 1800 w 1800 9.50 53.90 13. 50 
2021 3400 F E 1700 w 1700 9.50 53.50 13. 50 
2020 3200 C E 1600 w 1600 9 . 50 53.80 13. 50 
2019 2900 F E 1400 w 1500 9.50 54.90 15.00 
2018 2700 C E 1300 w 1400 9.50 55.20 15.00 
2017 2900 T E 1400 w 1500 9.50 54.90 12.20 
2016 2700 S E 1300 w 1400 9.50 54.80 10.80 
2015 2500 F E 1200 w 1300 9.50 55 . 50 10.80 
2014 2300 C E 1100 w 1200 9.50 55.20 10 . 80 
2013 2100 S 0 0 9.50 55 . 00 12 . 20 
2012 2100 F 0 0 9.50 55.30 11. 50 
2011 2100 C E 0 w 0 9.50 55.20 11. 70 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WI TH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2024 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0006 - SR 80 W OF HERZOG ROAD 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- ------- ------- -

30000 F E 15000 w 15000 9.50 55.00 15.40 
27000 C E 13500 w 13500 9.50 56.80 15.40 
27000 C E 13500 w 13500 9.50 52 . 10 16.30 
23500 C E 12000 w 11500 9 . 50 52.80 15.00 
24000 C E 12000 w 12000 9.50 53 . 70 13. 00 
23000 C E 11500 w 115 00 9.50 54.00 13.10 
22000 C E 11000 w 11000 9.50 55.20 12.40 
20000 C E 10000 w 10000 9.50 54.40 14.00 
20000 C E 10000 w 10000 9.00 57 .7 0 12.40 
17700 C E 8900 w 8800 9.00 57.50 13. 30 
15600 S E 7800 w 7800 9.00 56.80 10 . 90 
15200 F E 7600 w 7600 9.00 56.50 10 . 90 
15200 C E 7600 w 7600 9.00 54 . 20 10.90 
15200 F E 7500 w 7700 9 . 00 56.20 14 . 10 
15200 C E 7500 w 7700 9 . 91 56.34 14.10 
15600 C E 7600 w 8000 9.98 55.90 15.90 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE ; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUE S 



2023 PEAK SEASON FACTOR CATEGORY REPORT - REPORT TYPE: ALL 
CATEGORY: 1203 SR80 , 31 & 78 E OF I-75 

WEEK 

1 
2 
3 
4 

* 5 
* 6 
* 7 
* 8 
* 9 
*10 
*11 
*12 
*13 
*14 
*15 
*16 
*17 

18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
43 
44 
45 
46 
47 
48 
49 
50 
51 
52 
53 

DATES 

01/01/2023 - 01/07/2023 
01/08/2023 - 01/14/2023 
01/15/2023 - 01/21/2023 
01/22/20 23 - 01/28/2023 
01/29/2023 - 02/04/2023 
02/05/2023 - 02/11/2023 
02/12/2023 - 02/18/2023 
02/19/2023 - 02/25/2023 
02/26/2023 - 03/04/2023 
03/05/2023 - 03/11/2023 
03/12/2023 - 03/18/2023 
03/19/2023 - 03/25/2023 
03/26/2023 • 04/01/2023 
04/02/2023 - 04/08/2023 
04/09/2023 - 04/15/2023 
04/16/2023 - 04/22/2023 
04/23/2023 - 04/29/2023 
04/30/2023 - 05/06/2023 
05/07/2023 - 05/13/2023 
05/14/2023 - 05/20/2023 
05/ 2 1 / 2 023 - 05 /27/ 2 02 3 
05/28/2023 - 06/03/2023 
06/04/2023 - 06/10/2023 
06/11/2023 - 06/17/2023 
06/18/2023 - 06/24/2023 
06/25/2023 - 07/01/2023 
07/02/2023 - 07/08/2023 
07/09/2023 - 07/15/2023 
07/16/2023 - 07/22/2023 
07/23/2023 - 07/29/2023 
07/30/2023 - 08/05/2023 
08/06/2023 - 08/12/2023 
08/13/2023 - 08/19/2023 
08/20/2023 - 08/26/2023 
08/27/2023 - 09/02/2023 
09/03/2023 - 09/09/2023 
09/10/2023 - 09/16/2023 
09/17/2023 - 09/23/2023 
09/24/2023 - 09/30/2023 
10/01/2023 - 10/07/2023 
1 0/08/2023 - 10/14/2023 
10/15/2023 - 10/21/2023 
10/2 2/2023 - 10/28/2023 
10/29/2023 - 11/04/2023 
11/05/2023 - 11/11/2023 
11/12/2023 - 11/18/2023 
11/19/202 3 - 11/25/2 02 3 
11/26/2023 - 12/02/2023 
12/03/2023 - 12/09/2023 
12/10/2023 - 12/16/2023 
12/17/2023 - 12/23/2023 
12/24/2023 - 12/30/2023 
12/31/2023 - 12/31/2023 

* PEAK SEASON 

09-MAR - 2024 18:41:38 

SF 

0 . 97 
1. 01 
1.06 
1. 02 
0 . 99 
0 . 96 
0 . 93 
0 . 93 
0.93 
0 . 93 
0 . 93 
0.94 
0 . 95 
0 . 95 
0.96 
0.98 
1.00 
1. 02 
1. 04 
1.07 
1.07 
1.07 
1.07 
1.08 
1.07 
1.06 
1.05 
1.05 
1. 04 
1 .04 
1.03 
1. 03 
1 . 02 
1 . 02 
1. 02 
1. 02 
1. 02 
1. 01 
1.00 
0.99 
0.98 
0.97 
0.97 
0 . 96 
0.96 
0 . 96 
0 . 96 
0.96 
0.97 
0.97 
1.00 
1 . 03 
1.06 

MOCF: 0.95 
PSCF 

1 . 02 
1.06 
1.12 
1.07 
1 . 04 
1. 01 
0 . 98 
0 . 98 
0.98 
0.98 
0.98 
0.99 
1.00 
1.00 
1. 01 
1 . 03 
1.05 
1.07 
1.09 
1.13 
1. 13 
1.13 
1.13 
1.14 
1 . 13 
1.12 
1.11 
1.11 
1. 09 
1. 09 
1.08 
1.08 
1.07 
1.07 
1.07 
1.07 
1.07 
1.06 
1.05 
1. 04 
1.03 
1. 02 
1. 02 
1. 01 
1. 01 
1.01 
1. 01 
1 . 01 
1. 02 
1. 02 
1.05 
1.08 
1.12 

830UPD 1 1203 PKSEASON . TXT - -



COUNTY: 
STATION : 

12 
0006 

DESCRIPTION: 
START DATE: 

SR 80 W OF HERZOG ROAD 
09/05/2023 

START TIME: 1200 
-- - -- - --- - - - ---------- - - --- -- - ---- - . --- - - ------------------------ - ---- p SF::. J.oL. DIRECTION : E DIRECTION: W COMBINED 
TIME 

0000 
0100 
0200 
0300 
0400 
0500 
0600 
0700 
0800 
0900 
1000 
1100 
1200 
1300 
1400 
1500 
1600 
1700 
1800 
1900 
2000 
2100 
2200 
2300 

1ST 

15 
13 

9 
9 
7 

2ND 3RD 4TH TOTAL 1ST 2ND 3RD 4TH TOTAL TOTAL 

41 
73 

164 
157 
147 
121 
164 
161 
206 
223 
241 
311 
373 
369 
171 
120 

83 
55 
25 

17 
2 2 

9 
18 
25 
53 

103 
202 
150 
136 
142 
132 
175 
181 
235 
236 
343 
358 
366 
154 
116 

58 
54 
24 

13 
12 

6 
9 

20 
61 

154 
180 
180 
125 
170 
136 
160 
202 
215 
273 
354 
376 
275 
165 
118 

83 
35 
23 

24-HOUR TOTALS: 

A. M. 
P.M . 
DAILY 

DIRECTION: E 
HOUR VOLUME 

700 732 
1730 1484 
1730 1484 

TRUCK PERCENTAGE 15.49 

DIR 
E 
w 

1 
30 
31 

2 
6834 
6966 

3 
4177 
4271 

4 
49 
45 

7 
7 
2 

14 
27 
66 

179 
186 
157 
129 
138 
133 
177 
195 
193 
291 
338 
373 
199 
144 

99 
58 
27 
13 

p 04-IL SEA:Sc.4 VOL-
Z,l)'l, q 

52 I 
54 I 
26 I 
50 I 
79 I 

9 
10 

6 
16 
24 

117 
437 
339 
281 
219 
172 
158 
179 
156 
180 
181 
186 
162 
154 

15 
10 
13 
10 
49 

7 
10 
18 
28 
71 

6 
8 

15 
21 

100 

37 
38 
52 
75 

89 
92 
78 

125 
323 

ll38 
2115 
2170 
1698 
1320 
1268 
1215 
1340 
1452 
1708 
1738 
2044 
2167 
1743 

E(3 
z_oz-3 

W(3 ~ Wf:. - --22 1 I 
509 I 
732 I 
644 I 
537 I 
571 I 
565 I 
673 I 
784 I 
866 I 

175 
435 
333 
307 
212 
173 
142 
170 
183 
229 
177 
196 
187 
144 

252 
390 
382 
300 
166 
162 
172 
164 
176 
223 
170 
159 
168 
121 

373 
344 
384 
166 
186 
190 
178 
154 
153 
210 
169 
157 
170 
ll5 

244 
917 

1606 
1 438 
1054 

/&;'30 -51q ·7 45 z_, '3 53 

1041 I 
1346 I 
1480 I 
1209 I 

/~10 -zo/ Z.,L{e 7 /co7 
634 I 
453 I 
282 I 
171 I 

88 
85 
50 
19 
18 

82 
78 
50 
24 
16 

79 
59 
42 
25 
18 

64 
52 
34 
14 

783 
697 
650 
667 
668 
842 
697 
698 
687 
534 
313 
274 
176 

82 
60 

947 
727 
458 
253 
145 

4- l_ 3 53 (Joo 1) 
85 I 8 

~ 12. Bo .- Jr;-(/ z_z.) 13064 13289 26353 

PEAK VOLUME INFORMATION {iz.S\)13q _,... j ,. (2.J<o'1)1~ I ~ ~ 
DIRECTION: W COMBINED DIRECTIONS , _,......,.. 

HOUR VOLUME HOUR VOLUME (?lo)eo ·~ I U'N)]Z-1._ I 
700 1438 700 2170 v ~ ~ f - n) 

1415 843 1700 2167 / ::S I ~ :r 
545 1635 700 2170 -::S- ~ ,-.. 

t) % OJ 
15 . 21 15.35 

CLASSIFICATION SUMMARY DATABASE 
2.Cj INT- ~ 5 
VDWMt:--3 

5 
791 
791 

6 
212 
121 

7 
27 

ll5 

8 
497 
510 

9 
418 
377 

10 
18 
50 

ll 
2 
0 

12 
6 
8 

13 
3 
4 

14 
0 
0 

15 TOTTRK TOTVOL 
0 2023 13064 
0 2021 13289 

- ---- - - ---------------------------------------------------------------------------------------------------

GENERATED BY SPS 5.0 . 0.61 Ah {2.,.::: (_p_ ll O 
/o 



TRAFFIC DAT A FROM LEE COUNTY 

TRANSPORTATION DATA 

MANAGEMENT SYSTEM 



Updated 5/29/2024 Daily Traffic Volume (AADT) 

STREET LOCATION Station# 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 

HOMESTEAD RD S OF ARTHUR RD 451 10400 11600 11800 11700 11600 

HOMESTEAD RD N OF IMMOKOLEE RD 456 1900 2700 
-- -- -- -· - --

IMMOKALEE RD (SR 82) W OF COLONIAL BLVD 90 25900 28800 30700 29900 
- - -

IMMOKALEE RD (SR 82) E OF GUNNERY RD 21 25100 26700 28000 26100 28000 27600 36500 40400 45500 
-

-- - . - --
IMPERIAL PKWY N OF STRIKE LN 63 11000 13200 13000 14200 14800 15000 11700 13500 15200 16700 

IMPERIAL PKWY S OF BONITA BEACH RD 492 22200 20200 23700 - . 

IONA RD W OF McGREGOR BL VD 303 7100 7200 7000 7100 

- -

JOEL BLVD (CR 884) E OF BELL BLVD 306 13400 14100 14500 14100 13600 14800 13900 
- -. - --

JOEL BLVD (CR 884) N OF E 10TH ST 69 8900 9000 9400 9500 9100 10300 10600 11900 

JOEL BLVD (CR 884) S OF PALM BEACH BLVD 305 7600 8200 8800 9200 9200 11000 10900 13400 
--

. 
JOHN MORRIS RD N OF SUMMERLIN RD 498 4500 4700 4800 3400 - -----

- ~ 

KELLY RD W OF SAN CARLOS BLVD 308 5300 4500 4900 3800 
--· -

DR. M. L. KING BLVD (SR 82) E OF CRANFORD AVE 84 28500 26800 27600 28300 29100 27000 29800 
-- - -

DR. M. L. KING BLVD (SR 82) WOF 1-75 20 35100 38600 41100 42200 43600 44400 40700 47100 51400 53300 

DR. M. L. KING BLVD (SR 82) E OF 1-75 68 32200 35100 37800 39400 40300 41200 38600 42600 45000 52100 
-- - --- -

LAUREL DR E OF BUSINESS 41 309 5900 6500 6000 
-- ----· 

LEE BLVD(CR 884) E OF IMMOKALEE RD 310 42800 49500 44800 51600 
-- --

LEE BLVD(CR 884) W OF GUNNERY RD 22 33500 35300 37400 37900 41300 41000 36500 39300 39700 43100 

LEE BLVD(CR 884) E OF SUNSHINE BLVD 312 33100 32600 43300 45000 41100 

LEE BLVD(CR 884) N OF LEELAND HEIGHTS 311 10900 12100 12600 12600 12800 19300 



Updated 5/29/2024 Daily Traffic Volume (AADT) 

STREET LOCATION Station# 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 

BONITA BEACH RD E OF RACE TRACK RD 130 29300 39700 39700 40000 

BONITA BEACH RD W OF 1-75 42 35100 35300 36400 38900 40500 37900 43500 44200 43500 

BONITA BEACH RD E OF I- 75 235 22400 24300 

BROADWAY (ESTERO) W OF US41 463 5700 6200 6300 5700 

BROADWAY RD S OF ALVA BRIDGE 231 6100 6400 

BUCKINGHAM RD S OF PALM BEACH BLVD 11 9000 9300 9800 9800 10400 11400 11100 13100 13800 15100 

BUCKINGHAM RD S OF CEMETERY RD 227 10600 9800 9600 8600 7800 

BUCKINGHAM RD E OF ALVIN AVE 232 7000 8600 9200 10700 10600 

BURNT STORE RD N OF PINE ISLAND RD 233 12600 13600 14800 15300 15100 19100 16800 

BURNT STORE RD S OF CHARLOTTE CO. LINE 12 6300 7000 7700 8000 8300 8800 8600 10000 11500 13400 
.. -

BUSINESS 41 (SR 739) N OF EDISON BRIDGE 41 27200 28000 35600 33500 38200 41500 44300 
•" 

BUSINESS 41 (SR 739) S OF PINE ISLAND RD 77 22000 25500 

BUSINESS 41 (SR 739) N OF LITTLETON RD 76 11500 12800 13200 
-

CAPE CORAL PKWY E OF 11TH CT 114 20300 25300 25900 25200 

CAPE CORAL PKWY E OF SKYLINE BLVD 13 27700 28800 29700 28200 29600 30400 27700 31100 31600 30500 

CAPE CORAL PKWY EOF 6TH ST 2112 44600 46100 

CAPE CORAL PKWY W OF PALM TREE 56 44100 

CAPE CORAL BRIDGE WOF BRIDGE 234 51600 
CAPE CORAL BRIDGE AT TOLL PLAZA 122 44000 42600 42000 43100 47800 43400 49700 49400 48800 

CEMETERY RD E OF BUCKINGHAM RD 486 5700 5800 5500 6700 7100 

CHAMBERLIN PKWY S OF DANIELS PKWY 33 1200 1200 1200 



LEE COUNTY PUBLIC FACILITIES 

LEVEL OF SERVICE AND 

CONCURRENCY REPORT 



LEE COUNTY ROAD LINK VOLUMES [County- and State-Maintained Roadways) 

00200 ALABAMA RD SR 82 MILWAUKEE BLVD 2LN E 990 I C 428 0 43 D 479 o 48 I pre~development orde r res developm~nt 

00300 ALABAMA RD MILWAUKEE BLVD HOMESTEAD RO 2LN E 990 D 481 0 49 D 506 0 51 

00400 ALEXANDER BELL BLVD SR 82 M ILW AUKEE BLVD 2LN E 990 D 547 0 55 D 575 0 58 

00500 ALEXANDER BELL BLVD MILWAUKEE BLVD LEELAND HEIGHTS 2LN E 990 D 547 0 55 D 637 0 64 pre-development order res development 

00590 ALICO RD us 41 OUSlY RO 4LD E 1,980 B 1,170 0 59 B 1,230 0 62 

00600 ALICO RO DUSlY RD LEE RD GLD E 2,960 B 1,170 0 40 B 1,298 044 

00700 I ALICO RO LEE RD THREE OAKS PKWY 6LD E 2,960 B 1,170 0 40 B 1,422 0.48 I Three Oaks Distribution Center 

00800 ALICO RD THREE OAKS PKWY 1-75 6LD E 2,960 E 2,761 0 93 E 2,902 0 98 

00900 ALICO RD 1-75 BEN HILL GRIFFIN BLVD 6LD E 2,960 B 1,448 049 B 1,521 O SJ 

01000 ALICO RD BEN HILL GRIFFIN BLVD GREEN MEADOW DR 2LN/4LN E 1100/ 1960 E 853 0 78 C 1,171 060 ('4 lfsi ; unincorporated Lee Co; Ctr PI/Prm Aprt Pk 

01050 ALICO RD GREEN MEADOW DR CORKSCREW RD 2LN E 1,100 B 256 0 23 B 269 0 24 
., 

01200 BABCOCK RD US41 ROCKEFELLER CIR 2LN E 860 C 60 0 07 C 65 o 08 I '" 
01400 BARRITT RD PONDELLA RD PINE ISLAND RD (US 78) 2LN E 860 C 150 O.J.7 C 158 0,18 

01500 BASS RD SUMMERLIN RD GLADIOLUS DR 4LN E 1,790 C 655 0,37 C 709 0 40 

01600 BAYSHORE RD (SR 78) BUS41 NEW POST RO/HART RD 4LD D 1,942 2.046 LOS 2.302 119 

01700 BAYSHORE RD ISR 781 HART RD SLATER RD 4lD D ].942 2.070 1.07 2.515 130 

01800 BAYSHORE RD (SR 781 SLATER RD 1-75 4LD D 2.!110 B LZ75 0.44 B 1,426 0.49 

01900 BAYSHORE RD ISR 711 1-75 NALLE RD 2LN D L166 C 146 0.73 C l,D07 086 

02000 BAVSHORE RD (SR 78) NALLE RD SR31 2LN D 1,166 C B46 0.73 C 1,007 086 Bayshore Ranch/Stonehi ll Manor 

02100 BEN HILL GRIFFIN PKWY CORKSCREW RD FGCU ENTRANCE 4LD E 2,000 B 1,548 077 8 1,700 o 8s I Grandeza 

02200 BEN HILL GRIFFIN PKWY FGCU BOU LEVARD 5 COLLEGE CLUB DR 4LD E 2,000 B 1,548 077 B 1,627 0 81 

02250 BEN HILL GRIFFIN PKWY COLLEGE CLUB DR ALICO RD 6LD E 3,000 B 1.525 0 51 B 1,603 0 53 

26950 BEN HILL GRIFFIN PKWY ALICO RD TERM INAL ACCESS RD 4LD E 1,980 B 1,041 0 53 B 1,094 0. 55 unincorporated Lee County 

02300 BETH STACEY BLV D 23RD ST HOMESTEAD RD 2LN E 860 C 314 0 37 C 451 0 52 Ibis landing (aka Copperhea d Glf Community) 

02400 BONITA BEACH RD HICKORY BLVD VANDERBILT DR 4LD E 1,900 C 572 030 C 601 0 32 '" : constrained m cItv glan 

02500 BONITA BEACH RD VANDERBILT DR US41 4LO E 1,900 C 1,124 0 59 C 1,181 0 62 constrained in city plan 

02600 BONITA BEACH RD U541 OLD41 4LO E 1,860 C 1. 713 092 C 1.800 097 constrained; old count projection {2010) 

02700 BONITA BEACH RD OLD41 IMPERIAL ST GLD E 2,800 C 2,184 078 C 2.295 0 82 constrained in city plan 

02800 BONITA BEACH RD IMPERIAL ST WOF 1-75 GLD E 2,800 C 2,144 077 C 2,253 080 constrained in city pliln 

02900 BONITA BEACH RO E OF 1-75 BONITA GRAND DR 4LO E 2,020 B 868 043 B 912 045 constrained in city plan 

02950 BONITA BEACH RD BONITA GRANDE DR Logan Boulevard 4LD E 2,020 B 868 043 B 912 045 constrained in City plan 

03100 BONITA GRANDE DR BONITA BEACH RD ETERRVST 2LN E 860 C ., 11.51 C 522 061 

03200 BOYSCOUT RD SUMMERLIN RD U541 6LN E 2.520 E 1.757 0.70 E 1.847 0 73 

03300 BRANTLEY RD SU M MERLIN RD us 41 2LN E 860 C 270 0. 31 C 284 0~33 

03400 BRIARCLIFF RD US 41 TRIPLE CROW N CT 2LN E 860 C 160 0,19 C 168 020 

03500 BROADWAY RD (ALVA) SR 80 North RIVER RD 2LN E 860 C 284 0 33 C 298 03 5 

03700 BUCKINGHAM RD SR 82 GUNNERY RD 2LN E 990 D 470 0.47 D 504 0 51 

03730 BUCKINGHAM RD GUNNERY RD ORANGE RIVER BLVD 2LN E 990 C 346 0 35 C 383 0 39 

03800 BUCKINGHAM RD ORANGE RIVER BLVD SR 80 2LN E 990 E 718 0 73 E 976 0 99 Lee Countv Homes {a k..a Buckingham 345) 

03900 BURNT STORE RD SR 78 VAN BUREN PKWY 4LD E 2,950 A 847 0 29 B 890 030 City of Cape Coral 

04000 BURNT STORE RD VAN BUREN PKWY COUNlY LINE 2LN E 1.140 D 724 0 64 D 761 0.67 partially located in City of Cape Coral 

04200 BUS 41 IN TAMIAMITR, SR 739) CITY LIMITS (N END EDISON BRGI PONDEUARD 6LD D 2,950 C un 0.66 C 2.274 o.n 
04300 BUS 41 (N TAMIAMI TR, SR 739) PONDELLARD SR78 6LD D 2,950 C 1.936 0.66 C 2.274 on 
04400 BUS 41 IN TAMIAMI TR, SR 739) SR78 UTn.ETON RD 4lD D UDO C 1.171 0.62 C 1,406 074 

04500 BUS 41 (N TAMIAMI TR, SR 739) UTTLETON RD US41 4LD D 1,900 C 682 036 C B46 045 

04600 CAPE CORAL BRIDGE DEL PRADO BLVD McGREGOR BLVD 4LB E 4,000 D 3,073 on D 3,230 081 

04700 CA PTIVA DR BLI ND PASS lsouTH SEAS PLA NTATION RD 2LN E 860 C 267 0 31 C 281 o.33 I constrained, old count (2010) 



LEE COUNTY ROAD LINK VOLUMES (County• and State-Maintained Roadways) 

14000 JOHN MORRIS RD BUNCHE BEACH SUMMERLIN RD 2LN E 860 C 65 0.08 C 68 0.08 I l"l 

14100 JOHN MORRIS RD SUMMERLIN RD JONA RD 2LN E 860 C 210 0.24 C 221 0.26 

14200 KELLY RD McGREGOR BLVD SAN CARLOS BLVD 2LN E 860 C 230 0.27 C 242 0.28 

14300 KELLY RD SAN CARLOS BLVD PINE RIDGE RD 2LN E 860 C 230 027 C 242 0.28 

14500 LAUREL DR BUS41 BREE2E DR 2LN E 860_ C 338 0.39 C 355 0.41 

14600 LEE BLVD 5R82 ALVIN AVE 6lD E 2,840 E 2,440 0.86 E 2,564 090 

14700 LEE BLVD ALVIN AVE GUNNERY RD 6LD E 2,840 E 2,182 o.n E 2,293 0.81 

14800 LEE BLVD GUNNERY RD HOMESTEAD RD 6LD E 2,840 E 1,944 068 E 2,091 0 14 I pre-development order res development 

14900 LEE BLVD HOMESTEAD RD W ILLIAMSAVE 4LD E 1.980 B 913 0.46 B 960 048 

14930 LEE BLVD WI W AMS AVE LEELAND HEIGHTS 2LN E 1,020 B 913 0.90 E 960 0 .94 

15000 LEE RD SAN CARLOS BLVD ALICORD 2LN E 860 C 407 0.47 C 428 0.50 

15100 LEELAND HEIGHTS HOME5TEAD RD JOEL BLVD 4lN E 1,800 B 764 0.42 B 803 0.45 

15200 LEONARD BLVD GUNNERY RD WESTGATE BLVD 2LN E 860 D 714 0.83 - 895 1.04 I Fairway Villages/pre-dev order res dev 

15300 LJTTlETON RD CORBITT RD US41 2LN E 860 D 587 0.68 D 617 a 12 

15400 LITTLETON RD US41 BUS 41 2LN E 860 D 570 0.66 D 599 070 

15500 LUCKITTRD ORTIZ AVE 1-75 2LN E 880 C 364 0 41 C 416 0 41 I Luckett Landing Hotel/ Luckett Road C·Store 

15600 LUCKITTRD 1-75 COUNTRY LAKES DR 2LN E 860 C 320 0.37 C 336 o.39 I 
15700 MAPLE DR• SUMMERLIN RD 2NDAVE 2LN E 860 C 79 0.09 C 83 0.10 I t• J 

15800 McGREGOR BLVD SANIBEL T PLAZA HARBOR DR 4LD E 1,960 A 980 0.50 B 1.030 0.53 

15900 McGREGOR BLVD HARBOR DR SUMMERLIN RD 4LD E 1,960 B 1,396 0.71 B 1,467 0.75 

16000 M cGREGOR BLVD SUMMERLIN RD KELLY RD 4LD E 1,960 A 815 0.42 A 857 0.44 

16100 McGREGOR BLVD KELLY RD GLADIOLUS DR 4LD E 1,960 A 815 0.42 A 857 0 44 

16200 McGREGOR Bl.VO ISR 8671 OlD MdillEGOR/GlADIOWS DI l0NA 1.00P 11D 4LD D 1.9112 C U4Z D19 C l.'58 11.15 
16300 McGR£GOII 81.W 151186n IONAl.00l'RD PIN£ RIDGE RO 41.D D 1,942 C: 1.542 
16400 Mc6REGOll 81.VO ISR867J PINE RIDGE 11D CVl'IIUS I.ME DI 4U> D 1.9IIO D UII> I G.95 J.,U I l.D3 
16500 McGR£GOII BlVD 15111671 CYPRESS LUE DR COl.l£G!PCWY •to D um D· l,&lO us i.t6l UIS 

1li600 Mr&REGOII BlYDISR8671 C:OUE6EPCWY WllllliRIID WI D .u.a C ,115 1 U!I D MZ 1 D.1!. I -l!d 

l61IIO Mc6AEGOIIBLVOISRB171 WINICWIIO 

16800 McGIIEGOII 81.VO (SRK7) TANGlEWOOO 111W CCUJIUI. 8&.VD JUI o I ... I D- I ~ ~ us I D I I.ZIii I 0.99 I -l!d 
1691111 MET1IO PCWY (SR 79!1) SIXMllfKWY DANIBSRWY RD 0 1 .a& 1 CJ. &311 1--1 C l i.ua 1 G.!16 
11000 MfTIIO- (SIi 1B) QIINIEISKWY CMSTAI.DI «D D 
17100 MElROPKWY(S1t7J91 CRYSTAi.DR DIIIII.EYDlt «.D D 
17200 METRO PKWY ISR 7!91 DANI.EYOII CCUJIIW.11.VD «D 

MICHAEl lllPPI PltWV "5'1 saxaans-, llD D ,_. C 1,.11& 1162 C 2.252 ... 
17600 MILWAUKEE BLVD ALABAMA BLVD BELL BLVD 2LN E 860 C 171 0.20 C 180 0.21 I !"1 

1noo MILWAUKEE BLVD BELL BLVD COLUMBUS BLVD 2LN E 860 C 171 0.20 C 213 0.25 

17800 MOODY RD HANCOCK B. PKWY PONDELLA RD 2LN E 860 C 184 0.21 C 193 0.22 I f•i 

17900 NALLE GRADE RD .SLATER RD NALLE RD 2LN E 860 C 82 0.10 C 86 0,10 

18000 NALLE RD SR78 NALLE GRADE RD 2LN E 860 C 136 0.16 C 143 0.17 

18100 NEAL RD ORANGE RIVER BLVD BUCKINGHAM RD 2LN E 860 C 155 0,18 C 163 0.19 

18200 NORTH RIVER RD SR31 FRANKLIN IDCK RD 2LN E 1.140 B 224 0.20 B 344 030 I The Broadlands 

18300 NORTH RIVER RD FRANKLIN LOCK RD BROADWAY RD 2LN E 1,140 B 224 0.20 B 358 o.31 I River Run Estates 

18400 NORTH RIVER RD BROADWAY RD COUNTY LINE 2LN E 1.140 A 100 0.09 A 135 0 12 

18900 OLGA RD• SR SOW 5R80 E 2LN E 860 C 84 0.10 C 88 0.10 I 
, .. 

19100 ORANGE GROVE BLVD CLUB ENTR. HANCOCK B. PKWY 2LN E 860 C 539 0.63 -0 566 0.66 

19200 ORANGE GROVE BLVD HANCOCK S. PKWY PONDELLA RD 4LN E 1,790 C 539 0 .30 D 566 0.32 

19300 ORANGE RIVER BLVD SRBO STALEY RD 2lN E 1,000 C 368 0.37 C 3B7 0 39 



19600 

19700 

19800 

1.9900 

20000 

20100 

20200 

20300 

20330 

204DD 

20500 

20600 

20800 

20900 

21400 

21500 

21600 

21700 

21800 

21900 

22000 

22050 

22100 

222DO 

22300 

22400 

22500 

22600 

22700 

22800 

23230 

23000 

23100 

23180 

23200 

23260 

23300 

23400 

235DD 

23600 

23700 

23800 

23900 

240D0 

24100 

24200 

LEE COU NTY ROAD LIN K VOLUMES (Co unty- and State-Maintained Roadw ays) 

LO CATION 

ROAD NAME FROM TO 

ORANGE RIVER BLVD I l sTALEY RD_____ I I BUCKINGHAM RD 
ORIO DQ ll R I Q ALICO RD 

ORTIZ AVE COLONIAL BLVD SR 82 

ORTIZ AVE SR82 LUCKmRD 

ORTIZ AVE LUCKmR□ SR80 

PALM BEACH BLVD (SR 80) PROSPECT AVE ORTIZ AVE 

PALM BEACH BLVD (SR 80) ORTIZ AVE 1-75 

PALM BEACH BLVD (SR 80) 1-75 SR31 

PALM BEACH BLVD (SR 801 SR31 BUCKINGHAM RD 

PALM BEACH BLVD (SR 80) BUCKINGHAM RD WERNER DR 

PALM BEACH BLVD (SR 8D) WERNER DR JOR BLVD 

PALM BEACH BLVD (SR 80) JOEL BLVD HENDRY CO. UNE 

PA LOMINO LN DANIELS PKWY PENZANCE BLVD 

PARK MEADOWS DR SUMMERLIN RD us 41 

PENZAN CE BLVD RANCHmE RD SIX M ILE P~Y 

PIN E ISLAND RD STRINGFELLOW RD BURNT STORE RD 

PINE ISLAND RD (SR 78) CITY LIMITS E OF BARRETT RD US41 

PINE ISLAND RD (SR 78) US41 BUS41 

PIN E RIDGE RD SAN CARLOS BLVD SUMMERLIN RD 

PIN E RIDG E RD SUMMERLI N RD GLA DIOLUS DR 

PI NE RIDGE RD GLADIOLUS DR M cG REG OR BLVD 

PLANTATION RD SIX M ILE PKWY DANIE LS PKWY 

PLANTATION RD DAN IELS PKWY IDLEW ILDST 

PLANTATION RD IDLEWI LD ST COLONIAL BLVD 

PONDELLA RD SR 78 ORANGE GROVE BLVD 

PON DELLA RD ORANGE GROVE BLVD US41 

PON DELLA RD us 41 BUS41 

PRITCHETT PKWY SR 78 RICH RO 

RANCHETTE RD PENZANCE BLVD IDLEWILD ST 

RICH RD SLATER RD PRITCHETT PKWY 

RICH M OND AVE LEE LA ND HEIGHTS E 12TH ST 

RICHMOND AVE E 12TH ST GREENBRIAR BLVD 

SAN CARLOS BLVD US41 THREE OAKS PKWY 

SAN CARLOS BLVD (SR 865) MANTANZAS PASS BRIDGE MAIN ST 

SAN CARLOS BLVD (SR 865) MAIN ST SUMM ERUNRD 

SAN CARLOS BLVD (SR 8651 SUMMERUN RD KELLY RD 

SAN CARLOS BLVD (SR 865) KELLVRD GLADIOLUS DR 

SANIBEL BLV D US41 LEE RD 

SANIBEL CAUSEWAY SANIBEL SHORELINE TOLL PLAZA 

SHELL POINT BLVD M cGREGOR BLVD PALM ACRES 

SIX MILE PKWY (SR 739) US41 M£TROPKWV 

SIX MILE CYPRESS MfTRO PKWY DANIELS PKWY 

SIX MILE CYPRESS DANIELS PKWV WINKLER EXT 

SIX MILE CYPRESS WINKLER EXT. CHALLENGER BLVD 

SIX MILE CYPRESS CHALLENGER BLVD COLONIAL BLVD 

SLATER RD SR 78 NALLE GRADE RD 

SOUTH POINTE BLVD CYPRESS LAKE DR COLLEGE PKWY 

SR 31 (ARCADIA RD) SRSO SR 78 

ROAD 

TYPE 

2LN 

2LN 

2LN 

4LD 

6LD 

&ID 

41D 

4 LD 

4lD 

4LD 

2LN 

2LN 

2LN 

2LN 

4lD 

4LD 

2LN 

2LN 

2LN 

2LN 

2LN 

4LN 

4LD 

4LD 

4LD 

2LN 

2LN 

2LN 

2LN 

2LN 

2LN 

2LD 

4lD 

2lD 

4lD 

2LN 

2LN 

2LN 

4lD 

4LD 

4LD 

4LD 

6LD 

2LN 

2LD 

2LN 

PERFORMANCE 

STANDARD 2023 100TH HIGHEST HOUR I 2028 FUTURE FORECAST" I 

VO LUME111 V/ C1-; 1 I I 

C 

C 

klllHl&iMVti!PI 

k-~~ 
E 900 1,115 1.24 1,172 130 I 
E 900 947 1.05 995 1.11 

E 900 B 374 0 42 B 393 0.44 

D 1.900 C 1.306 069 C 1.471 on 
D :Z.814 C 1.453 052 C 1.624 051 

D 2,,814 C 1.840 0.65 C :Z.030 072 

D 1,900 - 2.275 UD :Z.&114 137 

D 1,942 E 1.!143 11111 2.277 1-11 1 
C 1.715 C 1.457 0.82 C 1.735 D97 

C 1.785 C 1,295 0.73 C 1,541 0.86 

E 860 C 343 0.40 C 405 o.47 I 
E 860 C 202 0_23 C 219 0.26 

E 860 C 150 0 17 C 180 0.21 

E 950 E 594 0 63 E 640 0 67 

D 1,900 - 1,902 LOO - uu 122 
D L900 D 1,637 0.86 D 1,861 098 

E 860 C 4S9 O,S3 C 549 0_64 

E 860 C 280 0.33 C 486 0 56 

E 860 C 280 0_33 C 294 0.34 

E 860 C 317 037 C 333 0.39 

E 860 D 651 0-76 D 684 0.80 

E 1,790 C 673 0 38 C 707 0 40 

E 1,890 B 994 0.53 B 1,045 0 55 

E 1,890 8 1,319 0 70 B 1,386 0 73 

E 1,890 8 1,396 0 74 B 1,467 0 78 

E 860 C 78 0.09 D 658 0.76 

E 860 C 105 0_12 C 110 0_13 

E 860 C 62 0 07 C 65 008 

E 860 C 129 0.15 C 149 0.17 

E 860 C 129 0,15 C 198 0_23 

E 860 C 324 0-38 C 341 0.40 

D 1,900 C 1.114 D59 C 1,208 064 I 
D 1.900 C 1.114 D.59 C 1.20B 064 

D 1.180 C 702 0.59 C 7&2 065 

D 1.180 C 702 0.59 C 7&2 0.65 

E 860 C 501 0.58 C 527 0.61 

E 1,140 - 1,172 1.03 - 1,232 108 

E 860 C 269 0 31 C 283 0 33 

D 1,9IIO - :Z.:!09 1.11 - Z.341 123 

E 2,000 B 1.630 o 82 B 1,713 0.86 

E 1,900 B 1,272 0.67 B 1,434 0 75 

E 1,900 B 1,200 0 63 B 1,261 0.66 

E 2,860 A 1,200 0 42 A 1,261 0 44 

E 1,010 C 444 0.44 C 467 0 46 

E 910 C 514 0 56 C S40 0 59 

D - 766/1180 E ~_966_ L26 _E - " 1,168 0.99 

Notes 

City of Fort Myers 

partially located in City of Fort Myers 

Riwr Hall (f k.a Hawks Haven) 

The Sp rings at Da niels Road 

constrained 

Heritage Isles 

Heritage Isles 

"': Brightwater RP O If k.a Stoneybrook North) 
i ' ) 

141 

pre-development order res development 

pre-development order res development 

constrained 

unincorporated lee County 

unincorporated lee Co; Cr Mnr RPO/Ok Viii RPO 

incorporated Lee County 

incorporated lee County 
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LEE COUNTY MPO 

2045 NEEDS PLAN 
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HCSRESULTS 

E. ACCESS @S.R. 80 
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t~♦l'", , -~--~~;--.--_·"-<:(;. .. ,:_~"-~-~ '~~~}~~-"Yay _~~~p~Co_nt~~h~~:'1~~~.> 1_~- .-._, ._ 

.. 
~i'-'· ' 
General Information Site Information 

Analyst tbt Intersection SR 80/E, Site Access 

Agency/Co. TR Transportation Jurisdiction FDOT 

Date Performed 10-14-2025 East/West Street SR 80 

Analysis Year 2029 North/South Street East Site Access 

Time Analyzed AM Peak W/Project Peak Hour Factor 0.92 

Intersection Orientation East-West Analysis Time Period (hrs) 0.25 

Project Description Caloosa 80 MPD 

Lanes 

',) " ' J.::+ ~ i.. 

=- L ...,. .-..:: .... ~, 
-+ ). 

-< t-: ... ""' "T • 
-- C: 

'i i'Y t I" r 
Major Street East-West 

Vehicle Volumes and Adjustments 

Approach Eastbound Westbound Northbound Southbound 

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

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

Number of Lanes 0 0 2 1 0 1 2 0 1 0 1 0 D 0 

Configuration T R L T L R 

Volume (veh/h) 745 32 0 40 2353 277 52 

Percent Heavy Vehicles (%) 1 2 2 2 

Proportion Time Blocked 

Percent Grade (%) 0 

Right Turn Channelized No No 

Median Type I Storage Left Only 2 

Critical and Follow-up Headways 

Base Critical Headway (sec) 4,1 7.5 6,9 

Critical Headway (sec) 4.14 6,84 6.94 

Base Follow-Up Headway (sec) 2.2 3.5 3.3 

Follow-Up Headway (sec) 2.22 3.52 3.32 

Delay, Queue length, and level of Service 

Flow Rate, v (veh/h) 43 301 57 

Capacity, c (veh/h) 788 165 595 

v/c Ratio 0.06 1.83 0.09 

95% Queue Length, Q., (veh) 0.2 22.1 0.3 

95% Queue Length, Q95 (ft) 5.1 561 .3 7.6 

Control Delay (s/veh) 9.8 442.1 11 .7 

Level of Service (LOS) A F B 

Approach Delay (s/veh) 0.2 374.0 

Approach LOS A F 

Copyright © 2025 University of Florida. All Rights Reserved. HCS ™ TWSC Version 2025 
E. Site 2029 AM.xtw 

Generated: 10/15/2025 1:09:54 PM 



I 

HCS Two-Way Stop-Control Report 

General Information 

Analyst tbt 

Agency/Co. TR Transportation 

Date Performed 10-14-2025 

Analysis Year 2029 

Time Analyzed PM Peak W/Project 

Intersection Orientation East-West 

Project Description Caloosa 80 MPD 

lanes 

Vehicle Volumes and Adjustments 
Approach Eastbound 

Movement u L T 

Priority 1U 1 2 

Number of Lanes 0 0 2 

Configuration T 

Volume (veh/h) 2169 

Percent Heavy Vehicles (%) 

Proportion Time Blocked 

Percent Grade (%) 

Right Turn Channelized No 

Median Type I Storage 

Critical and Follow-up Headways 

Base Critical Headway (sec) 

Critical Headway (sec) 

Base Follow-Up Headway (sec) 

Follow-Up Headway (sec) 

Delay, Queue Length, and Level of Service 
Flow Rate, v (veh/h) 

Capacity, c (veh/h) 

v/c Ratio 

95% Queue Length, Q .. (veh) 

95% Queue Length, Q•s (ft) 

Control Delay (s/veh) 

Level of Service (LOS) 

Approach Delay (s/veh) 

Approach LOS 

Copyright © 2025 University of Florida. All Rights Reserved. 

Site Information 

Intersection SR 80/E. Site Access 

Jurisdiction FDOT 

East/West Street SR80 

North/South Street East Site Access 

Peak Hour Factor 0.92 

Analysis Time Period (hrs) 0.25 

J" ' :,.. ~ I.I 

0 
.=JI 
~ 

r.f\ 
t{ -""t 

Q 

1'1 1 ~ ' J:I 
M•lo• st,eet f•IMVo<I 

Westbound Northbound Southbound 

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

3 4U 4 5 6 7 8 9 10 11 12 

1 0 1 2 0 1 0 1 0 0 0 

R L T L R 

155 0 129 1007 267 49 

1 2 2 2 

0 

No 

Left Only 2 

4.1 7.5 6.9 

4.14 6.84 6.94 

2.2 3.5 3.3 

2.22 3.52 3.32 

140 290 53 

175 42 183 

0.80 6.94 0.29 

5.4 34.2 1.1 

137.2 868.7 27.9 

17.7 2859.6 32.5 

F F D 

8.8 2421.2 

A F 

HCS ™ TWSC Version 2025 
E. Site 2029 PM.xtw 

Generated: 10/15/2025 1 :07:57 PM 



HCS RESULTS 

W. ACCESS@S.R. 80 



HCS Two-Way Stop-Control Report 

General Information 

Analyst tbt 

Agency/Co. TR Transportation 

Date Performed 10-14-2025 

Analysis Year 2029 

I Time Analyzed AM Peak W/Project 

Intersection Orientation East-West 

Project Description Caloosa 80 MPD 

lanes 

I 

Vehicle Volumes and Adjustments 

I Approach Eastbound 

Movement u L T 

Priority 1U 1 2 

Number of Lanes 0 0 2 

Configuration T 

Volume (veh/h) 734 

Percent Heavy Vehicles {%) 

Proportion nme Blocked 

Percent Grade (%) 

Right Turn Channelized No 

Median Type I Storage 

1 Critical and Follow-up Headways 

Base Critical Headway (sec) 

Critical Headway (sec) 

Base Follow-Up Headway (sec) 

Follow-Up Headway (sec) 

Delay, Queue Length, and Level of Service 

Flow Rate, v (veh/h) I 

Capacity, c (veh/h) 

v/c Ratio 

95% Queue Length, Q., (veh) 

95% Queue Length, Q,, (ft) 

Control Delay {s/veh) 

Level of Service (LOS) 

Approach Delay (s/veh) 

Approach LOS 

Copyright © 2025 University of Florida. All Rights Reserved. 

Site Information 

Intersection SR 80/W. Site Access 

Jurisdiction FDOT 

East/West Street SR 80 

North/South Street W, Site Access 

Peak Hour Factor 0.92 

Analysis Time Period (hrs) 0.25 

~ ' ;JJ .. I,. 

:, 

..J 
-4 " 

<-< ~ -
lf '!t~ f ti l'I 

Major Sir.et East-West 

Westbound Northbound Southbound 

R u L T R 

3 4U 4 5 6 

1 0 0 2 0 

R T 

89 2353 

Left Only 

HCS ™ TWSC Version 2025 
W. Site 2029 AM.xtw 

u L 

7 

0 

,-

0 

No 

I 

11 5 

B 

T R u L T R 

8 9 10 11 12 

0 1 0 0 0 

R 

40 

2 

1 

6.9 

6.94 

3.3 

3.32 

43 

601 

0,07 

0.2 

5.1 

11 .5 

B 

Generated: 10/15/20251:08:51 PM 
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.. .:· _ • ": -~1/·;, • >~ HCS Two~Way Stop.:~ontrol Report ·· 
.. ... ~. 4 _ ... - /I' • . ... •. - • ... - • • • ~ - . : 

General Information Site Information 

Analyst tbt Intersection SR 80/W. Site Access 

Agency/Co. TR Transportation Jurisdiction FOOT 

Date Performed 10-14-2025 East(West Street SRS0 

Analysis Year 2029 North/South Street W. Site Access 

Time Analyzed PM Peak W/Project Peak Hour Factor 0.92 

Intersection Orientation East-West Analysis Time Period (hrs) 0,25 

Project Description Caloosa 80 MPD 

Lanes 

J" ' ~ +}, I,. 

::, II..: ..., .. ..,_ 
~ 

-+ H 
'-< rt4 - ~ 
-,r re 
-,, C: 

"I 1 '+Irr t t' r 
M ajor Street Eml•Wt\l 

Vehicle Volumes and Adjustments 

Approach Eastbound Westbound Northbound Southbound 

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

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

Number of Lanes 0 0 2 1 0 0 2 0 0 0 1 0 0 0 

Configuration T R T R 

Volume (veh/h) 2281 234 1007 40 

Percent Heavy Vehicles (%) 2 

Proportion Time Blocked 

Percent Grade (%) 0 

Right Turn Channelized No No 

Median Type I Storage Left Only 1 

Critical and Follow-up Headways 

Base Critical Headway (sec) 6.9 

Critical Headway (sec) 6.94 

Base Follow-Up Headway (sec) 3.3 

Follow-Up Headway (sec) 3.32 

Delay, Queue Length, and level of Service 

Flow Rate, v (veh/h) 43 

Capacity, c (veh/h) 167 

v/c Ratio 0,26 

95% Queue Length, o .. (veh) 1.0 

95% Queue Length, a., (ft) 25.4 

Control Delay (s/veh) 34.0 

Level of Service (LOS) D 

Approach Delay (s/veh) 34.0 

Approach LOS D 

Copyright © 2025 University of Florida. All Rights Reserved. HCST" TWSC Version 2025 
W. Site 2029 PM.xtw 

Generated: 10/15/2025 1 :09:32 PM 
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Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 174 

Avg. Num. of Dwelling Units: 246 

Directional Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate 

9.43 

Data Plot and Equation 

30000 

20000 

VI 
-g 
w 
VI 
Cl. 
·c: 
I-
II 
I-

10000 

X Study Site 

Range of Rates 

4.45 - 22.61 

X = Number of Dwelling Units 

--- Fitted Curve 

Standard Deviation 

2.13 

- - - - - Average Rate 

Fitted Curve Equation: Ln(T) = 0.92 Ln(X) + 2.68 R2= 0.95 

General Urban/Suburban and Rural (Land Uses 000-399) 219 



Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 192 

Avg. Num. of Dwelling Units: 226 

Directional Distribution: 26% entering, 74% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate Range of Rates Standard Deviation 

0.70 

Data Plot and Equation 

2000 

(I) 

~ 
~ 
~ 1000 
II 
I-

X Study Site 

X 

1000 

, ,. 

0.27 - 2.27 

X 

X 

; 

; ,. ,. 
; 

; 

X ; Number of Dwelling Units 

--- Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.91 Ln(X) + 0.12 

220 Trip Generation Manual 11th Edition • Volume 3 
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2000 
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, ,. 
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; 
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0.24 

- - - - - Average Rate 

R'= 0.90 

X · 
I 

3000 



Single-Family Detached Housing 
(210) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 208 

Avg. Num. of Dwelling Units: 248 

Directional Distribution: 63% entering, 37% exiting 

Vehicle Trip Generation per Dwelling Unit 
Average Rate Range of Rates Standard Deviation 

0.94 0.35 - 2.98 0.31 

Data Plot and Equation 

3000 

,, X 

2000 

1/) .,, 
C 
w 
1/) 
Q. 
·c 
I-
II 
I-

1000 

1000 2000 3000 

X = ~umber of Dwelling Units 

X Study Site --- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: Ln(T) = 0.94 Ln(X) + 0.27 R'= 0.92 

General Urban/Suburban and Rural (Land Uses 000-399) 221 



Shopping Plaza (40-150k) - Supermarket - No 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 6 

Avg. 1000 Sq. Ft. GLA: 59 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates Standard Deviation 

65.38 

Data Plot and Equation 

5000 

4000 

"' 3000 
] 
~ 
j!: 
II 
1-

2000 

1000 

00 

X Study Site 

20 

Fitted Curve Equation: Not Given 

43.29 - 91 .06 

X 

: , 

40 

X = 1000 Sq. Ft. GLA 

X 

:x 

,, ,, ,, ,, ,, , , ,, 

,, 

,, , 

X 

60 

20.03 

,, , 

- - - - - Average Rate 

X 

80 
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Shopping Plaza (40-150k) - Supermarket - No 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 9 

Avg. 1000 Sq. Ft. GLA: 67 

Directional Distribution: 62% entering, 38% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

1.59 

Data Plot and Equation 

300 

200 X 

(/) X ,, 
C: 
w 
(/) 
a. 

~ 
II 
I-

X 

X 

100 ,, ,, ,, ,, ,, ,, ,, 

X 

0 0 

X Study Site 

Fitted Curve Equation: Not Given 

·-=--1,.: 

,, 

Range of Rates Standard Deviation 

0.29 - 3.77 1.18 

,, ,, ,, ,, 
,, ,, ,, ,, ,, ,, 

X ,, ,, ,, ,, 
X 

X 

X 

100 

X = 1000 Sq. Ft. GLA 

- - - - - Average Rate 

General Urban/Suburban and Rural (Land Uses 800-999) 

200 
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Shopping Plaza (40-1 SOk) - Supermarket - No 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 24 

Avg. 1000 Sq. Ft. GLA: 79 

Directional Distribution: 49% entering, 51 % exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates Standard Deviation 

4.76 2.55 - 12.04 1.89 

Data Plot and Equation 

1000 

X 

BOO 

X 

x: 
X ., ., ., ., ., 

1/l 600 
., ., 

"O ., 
C: ., 
w ., 
1/l 

., 
CL ., 
·c: ., 

X I- ., 
II 

., ., 
X I- X ., ., 

400 )(, 

X 
x..., 

., ,x X X xx ., 
X X 

'")<.' ., X ., ., 
200 

'>S<.X X X 

0 0 100 

X = 1000 Sq. Ft. GLA 

X Study Site - - - - - Average Rate 

Fitted Curve Equation: Not Given 
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UTILITY SERVICE AREA RELEASE 

THIS RELEASE is hereby given by the FLORIDA GOVERNMENTAL UTILITY AUTHORITY, a legal 

entity and public body created by lnterlocal agreement pursuant to section 163.01 (7), Florida Statutes, whose 

address is 280 Wekiva Springs Road, Suite 2070, Longwood, FL 32779-6026, hereinafter the UTILITY, to LEE 

COUNTY, a political subdivision of the State of Florida, by and through its Board of County Commissioners, 

and the UTILITY states the following : 

At the request of the Caloosa 80 LLP, as developer _of the Caloosa 80 development, to allow for 

unified utility service to the development by the COUNTY, the UTl~ITY does hereby and by these presents for 

itself, its successors, and assigns, relinquish any and all rights it has or may have to provide water and 

wastewater service to the property described in Exhibit A, attached hereto and incorporated herein by 

reference. The UTILITY further consents to LEE COUNTY providing water and wastewater services to the 

proposed development project to be constructed on that property described in Exhibit A by extending a water 

line along Palm Beach Boulevard (SR80) through the FGUA's service area to the Caloosa 80 LLP property. 

Lee County may not utilize the line extension referenced herein :t o serve any other connections within the 

FGUA's service area without the expressed written permission of the FGUA. 

The UTILITY hereby and by these presents for itself;, its successors, and assigns, releases LEE 

COUNTY, its officials, agents, and employees from any claims, demands, or causes of actions whatsoever, 

which the UTILITY may have relating to LEE COUNTY providing water and wastewater service to that property 

described in Exhibit A. 

The UTILITY further agrees to amend its territory td delete the property described in Exhibit A 

from its service area. The UTILITY'S consent to service by LEE COUNTY and this release apply only to that 

property specifically described in Exhibit A. 

LEE COUNTY joins in this release for the purpose of 'accepting the UTILITY'S release and to 

acknowledge that it will provide water and wastewater service, subject to the Developer addressing applicable 

regulations and pursuing comprehensive plan amendments to update Maps 6&7 of the Lee Plan, to the 
.; 

property specifically described in Exhibit A. 

Caloosa 80 LLP joins in this release for the purpose of acknowledging that it requested the UTILITY to 

grant this release and that it will accept water and wastewater service from LEE COUNTY. 
,I ~ 

IN WITNESS WHEREOF, the parties hereto have executed''the foregoing agreement on this JY day 

of SJ€iu~ 2-qr_]__ 

-1 -



Witnesses: 

Date: 

STATE OF FLORIDA 

COUNTY 6ti' tlln Jiu 

LEE COUNTY UTILITIES 

By: /2-,__ 
Pamela Keyes, Director 

Approved as to Form for the 
Reliancc.J:y Only , J 

By: Q h t?-L/ 
0 ~ ceoftheCounty Attorney 

FLORIDA GOVERNMENTAL UTILITY AUTHORITY 

The foregoing instrument was acknowledged before me this ~.f-Vl ~cfq O t {).}fl'Jt r , 1:A"t 
(date) , by Lea Ann Thomas as Chair of the Florida Governmental Utili, Autho ri (name of person 

acknowledging), who is personally known to me or who has produced ______ ; _ _____ _ 

~:'~"G::'")::::: · 1 ~oajb~!t!UU:= 
{ t-\ Notary Public • s111, of florid■ 
·• , ·: Coffllllluloll Uf 233812 

1 .,., ~ Comm. £1,t,11 Stp 18, 2011 
..... llandldanui,I_ Nuy __ 

(SEAL) 

ATTEST: 

STATE OF-f'.bORID4 /Vor...J1- Curzi Ii no--. 
COUNTY -rr"I\NS~ )v,qtv1'CI\. 

CALOOSA 80 LLP 

C/2.--1.fl.,.-;rJ-z. ~L /I/~ 

lts_~lt~%~z?_r A-1-_i£1 __ -;?"---"-____ _ 
Title 

The foregoing instrument was acknowledged before me this 5-ep-!ervbe r d q , 'Jt) I '7 
(date) ,by S'k\.J ~ wh'±UJt1'-b i - I 

(name of person acknowledging) , who is personally known to me or ,who has produced On\H'r 5 4 ~ 



(SEAL) 

ATTEST: 

CLERK 

Date: ----"-0{)..;_;_~ ----'t} l'--( ---=--1 vf-'-otJ-"----'I 1-'------

STATE OF FLORIDA 

couNTY 6P, m 1nolii 

BOARD OF COUNTY COMMISSIONERS OF 
LEE COIJNTY, FLORIDA 

CHAIRMAN 
I 

j 
FLORld!il. GOVERNMENTAL UTILITY AUTHORITY 

The foregoing instrument was acknowledged before me this 1q+-0 ~OAO o f- Ovfot:ztr, WFf-
(date), by Lea Ann Thomas as Chair of the Florida Governmental Utili (name of person 

acknowledging) , who is personally known to me or who has produc~d -------'-'"-+'......._ _____ _ 

~::~ of identification) as ide:ti~c~tio-n. ~ ;! ~ · ~ 
, ·m·~~~~l:••-- JANELLED.KUSIOLEK , , NOTARY 

l ~\ Notilry Public • Stale ol flolldl 
1 

: 
, '-.U • • i Comlllilalall # Ff 2331112 
I "Q~ lfyComm. Ei!plrtaStpll,2019 I 11 

,..,?"· londld .... Nlllanll Nuy -

(SEAL) 

ATTEST: 

Date: q - d 1- ?o I r; 

STATE OFHORIDA rvor..J1.. C'c,,ni 11 n~ 
couNTY -r ~N s'::11 u Al'\J,,i/i. 

CALOOSA 80 LLP 

The foregoing instrument was acknowledged before me this 5~wber d q J "J1J I'] 
(date), by 5.h\}J)~ 1,,v6'±euh'-b !, 

(name of person acknowledging) , who is personally known to me of: who has produced 'On 1)-," r '5 lr 'eo,v.J,!l 
I 

·2-



EXHIBIT A 

ii 
Parcel ID : 30-43-27-00-0000~ .0190 
18910 Palm Beach Blvd , Alva J lorida 
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Letters of Service Availability 

RVi Planning + Landscape Archi tecture 



BOARD OF COUNTY COMMISSIONERS 

Kevin Ruane 
District One 

Cecil L Pendergrass 
District Two 

David Mullcka 
District Three 

Brian Hamman 
District Four 

Mike Greenwell 
District Five 

Dave Harner, II 
County Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
County Hearing 
Examiner 

Januaiy 17, 2025 

Jem Frantz 
RVI Planning & Landscape Architecture 
28100 Bonita Grande Drive, Suite 305 
Bonita Springs, FL 34135 

RE: Potable Water and Wastewater Availability 

Via E-Mail 

Caloosa 80 MPD - Intersection of State Road 80 and Bateman Road 
STRAP# 29-43-27-00-00005.0000; 29-43-27-00-00012.0060; 

and 30-43-27-00-00001.0190 

To whom this may concern: 

The subject prope11ies are not located within Lee County Utilities Future Service Area as 
depicted on Maps 4A and 4B of the Lee County Comprehensive Land Use Plan. Potable 
water infrastructure is located approximately 2.75 miles west of the proposed prope11y 
mentioned above. Sanitary Sewer infrastructure is located approximately 3.75 miles west 
of the proposed prope11y mentioned above. However, in order to provide service to the 
subject parcels, developer funded system enhancements such as line extensions may be 
required. 

Your fom has indicated that this project will consist of 721 single family residential units 
with an estimated flow demand of approximately 183,250 gallons per day. Lee County 
Utilities presently has sufficient capacity to provide potable water and sanitaty sewer 
service as estimated above. 

Prior to beginning design work on this project, please meet with LCU Staff to dete1mine 
the best point of connection and discuss requirements for construction. 

This letter should not be construed as a commitment to serve, but only as to the availability 
of service. Lee County Utilities will commit to serve only upon receipt of all appropriate 
connection fees, a signed request for service and/or an executed service agreement, and the 
approval of all State and local regulato1y agencies. 

Fm1her, this letter of availability of potable water and sanita1y sewer service is to be 
utilized for Comprehensive Plan Amendment, Zoning, and Planned Development 

(iRecycled Paper P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-211 1 
lee-county .com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



Caloosa 80 MPD - RVI Planning - Letter.Docx 
January 17, 2025 
Page 2 

Application only. Individual letters of availability will be required for the purpose of 
obtaining building permits. 

Sincerely, 

LEE COUNTY UTILITIES 
Ashanti Shahriyar 
Plan Reviewer 
239-533-8531 
UTILITIES ENGINEERING 

f iRecycled Paper P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
lee-county .com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



The School District of Lee County 
Jacqueline Heredia, District Planning Specialist 

2855 Colonial Boulevard, Fort Myers, FL 33966 

The School District of Lee County has the following comments on this project: 

This project is located in Elementary School Proximity Zone "D" 
•The District's Student Generation Rate {SGR) for this area for Single family development is 0.160 at the 
elementary level. 
•The proposed 721 residential units could be expected to produce up to 231.44 elementary school students. 
•Elementary School Proximity Zone "D" is currently operating at approximately 99 % of capacity with about 
121 open seats. 
•This proposed project will not negatively impact school capacity in the enrollment zone forFY25. 

This project is located in Middle School Proximity Zone "DD" 

•The District's Student Generation Rate {SGR) for this area for single family development is 0.159 at the 
middle school level. 
•The proposed 721 residential units could be expected to produce up to 114.64 middle school students. 
•Middle School Proximity Zone "DD" is currently operating at approximately 109% of capacity with 1 open 
seats. 
•This proposed project will not negatively impact school capacity in the enrollment zone FY25. 

This project is located in High School Enrollment Zone East, Sub-Zone 3 

•The District's Student Generation Rate {SGR) for this area for single family development is 0.207 at the high 
school level. 
•The proposed 721 residential units could be expected to produce up to 149.25 high school students. 
•East Zone 3 is currently operating at approximately 107% of capacity with about 69 open seats. 
•This proposed project will not negatively impact school capacity in the enrollment zone FY25. 

Board Members: Samuel Fisher, District 1, Chair I Jada Langford Fleming, District 6, Vice Chair 
Melisa W. Giovannelli, District 2 I William F. Ribble, Jr., District 3 I Debbie Jordan, District 4 I Armor Persons, District 5 

Vanessa M. Chaviano, District 71 Denise M. Carlin, Ed.D., Superintendent I Kathy Dupuy-Bruno, Esq. B.C.S., Board Attorney 



lf'Lee County .J! Sou thwesf ~fori la 
LeeTran Headquarters 

3401 Metro Parkway 
Fort Myers, FL 33901 

Phone: (239) 533-0340 
BOARD OF COUNTY COMMISSIONERS 

Kevin Ruane 
District One 

Cecil L. Pendergrass 
District Two 

David Mulicka 
District Three 

Brian Hamman 
District Four 

Mike Greenwell 
Dist,ict Five 

Dave Harner, II 
County Manager 

Richard Wesch 
County Attorney 

Donna Marie Collins 
County Hearing 
Examiner 

February 241h, 2025 

Jem Frantz, AICP 
Project Director 

Caloosa 80 MPD - Comprehensive Plan Amendment & Rezoning 
Letter of Service Availability Request 

To Whom It May Concern : 

LeeTran has reviewed your request for service availability regarding a proposed Comprehensive 
Plan Amendment. After reviewing the site and comparing the location with our existing and 
planned route locations according to the 2020 Transit Development Plan (TDP), the following has 
been determined: 

The proposed development (at the intersection of Palm Beach Blvd. and Bateman Road) is not 
within one-quarter mile of a fixed-route corridor. The 2021 TOP does not identify the need for 
enhanced or additional services in the area, the developer is not required to connect to or improve 
transit facilities based on the current Lee County Transit LDC section 10-441. 

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

Sincerely, 

Clarissa Marino Diaz, 

Senior Project Planner 

Lee County Transit 

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

A N EQUAL OPPORTUNITY EMPLOYER 



Board of County Commissioners 

Kevin Ruane 
Distric t One 

Cecil L Pendergrass 
District Two 

David Mulicka 
Distr ict Three 

Brian Hamman 
District Four 

Mike Greenwell 
Distric t Five 

Dave Harner 
County Man ager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
County Hearing 
Examiner 

February 21, 2025 

RVi Planning + Landscape Architecture 
Attn: Jem Frantz, Project Director 
28100 Bonita Grande Drive, Suite 305 
Bonita Springs, FL 34135 
RE: Solid Waste Service Availability Letter Request - Caloosa 80 

Dear Ms. Frantz: 

The Lee County Solid Waste Department is capable of providing solid waste collection 
service for the planned 794 dwelling units for Caloosa 80 LLP located along Palm Beach 
Boulevard (SR 80), at its intersection with Bateman Road through our franchised hauling 
contractors. Disposal of the solid waste from this development will be accomplished at the 
Lee County Resource Recovery Facility and the Lee-Hendry Regional Landfill. Plans have 
been made, allowing for growth, to maintain long-term disposal capacity at these facilities. 

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

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

Sincerely, 

Justin Lighthall 
Manager, Public Utilities 
Lee County Solid Waste Department 

P.O. Box 398, Fort Myers, Florida 33902-0398 I (239) 533-2111 j leegov.com 

AN EQUAL OPPORTUN ITY EMPLOYER 
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10/16/2024 
1/14/2025 
2/11/2025 
2/19/2025 
4/16/2025 

Caloosa 80 
Community Meeting Table 

CPA2024-00016 - DCl2024-00045 
Bayshore Fire Station 

Alva Community Center 
Alva Community Center 

Owl Creek Drive/North River Road ROW 
Bavshore Fire Station 

RVi Plann ing+ Landscape Arch itecture • 28100 Bonita Grande Drive, Sutie 305 • Bonita Springs, FL 34135 • 239.405.7777 • www.rvipl ann ing.com 
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Caloosa 80 CPA & MPD Rezone 
Community Meeting Summary 

Neal Communities (Applicant) and their consultant team hosted a public information meeting at 
the Alva Community Center, 21471 N River Rd., Alva, FL 33920, at 7:00 p.m., on Tuesday, 
January 14, 2025 as part of the Alva, Inc. monthly meeting. The meeting was held for the 
proposed Comprehensive Plan Amendment and Mixed Use Planned Development rezone 
applications, CPA2024-00016 and DCl2024-00045, respectively. 

Alexis Crespo (Agent) welcomed attendees, introduced the project, and, together with the 
Applicant and consultant team, presented the proposed Future Land Use Map and proposed 
Master Concept Plan (MCP). 

The Applicant explained the proposed development will include 721 dwelling units and 30,000 
SF of neighborhood commercial uses with a maximum height of 35 feet. The Master Concept 
Plan was also displayed and proposed uses, access, preserve areas. It was noted the preserve 
areas were strategically placed along the perimeter of the project to maintain the views of native 
vegetation from SR 80 and adjacent lands. It was also noted that access to Bateman Road would 
remain emergency access only. After the presentation the Applicant opened the floor for 
attendees to ask questions and make comments . 

Comments raised from attendees included the following topics: 

• Questions regarding whether the project was affordable housing. It was noted the homes 
are not "affordable" per Lee County's definition and would be sold at market rate. 

• Questions regarding building height. It was noted the homes would be 1-2 stories. 
• Questions regarding the number of model homes. It was noted 7 models are planned. 
• There was discussion on panthers on the property and within the vicinity. The Applicant's 

environmental consultant explained the process for determining if listed or endangered 
species are on the site, as well as the wide range of habitat for the Florida Panther. 

• Concern regarding the increase of density via the future land use map change. 
• Request to consider expanding the preserve in the southern portion of the site to serve 

as a wildlife corridor, and reduce preserve along SR 80. It was noted the Consultant Team 
will evaluate this request, but the preserve areas are driven by locations of wetlands which 
are generally near the SR 80 frontage. 

• There was discussion on stormwater design and sheet flow, with description of the 
proposed water management design and safeguards to ensure water does not leave the 
site faster than it does today in the post-development scenario. 

• There was discussion on the applications' review status. 
• There were questions on the provision of utilities. It was explained LCU will serve the site 

with the developer extending utilities that are to the west, generally near River Hall. 

RVi Planning + Landscape Architecture • 28100 Bonita Grande Drive, Sulie 305 • Bonita Springs, FL 34135 • 239.405.7777 • www.rviplanning.com 



Attendees were provided contact information and it was noted that multiple opportunities for 
public input remained through the public hearing process. The presentation concluded at 8:15 
p.m. 

An additional meeting was held in the same location on Tuesday, February 11 , 2025. The 
meeting notice was published in the News-Press on January 31, 2025. The Affidavit of 
Publication is attached as Exhibit A. 

Jem Frantz (Agent) introduced the project and presented the proposed Future Land Use Map 
and proposed Master Concept Plan (MCP). The exhibits presented are attached as Exhibit B. 

The Applicant explained the proposed development will include 721 dwelling units and 30,000 
SF of neighborhood commercial uses with a maximum height of 35 feet. The Master Concept 
Plan was also displayed and proposed uses, access, preserve areas. Access locations, 
proposed open space and preserve locations were presented. It was also noted that access to 
Bateman Road would remain emergency access only. After the presentation the Applicant 
opened the floor for attendees to ask questions and make comments. 

Comments raised from attendees included the following topics: 

• Questions regarding building height. It was noted the maximum height is 35 feet. 
• Concern regarding the increase of density via the future land use map change and how 

density would be located throughout the property. 
• Questions regarding the utility service areas. It was explained LCU will serve the site with 

the developer extending utilities from the west. 
• Whether the emergency access to Bateman Road could be required only in the case that 

the two proposed access locations on SR 80 are not approved. 
• Questions regarding affordability of the proposed development. 
• Whether there would be separate access to the commercial area. 
• Questions regarding off site transportation improvements. 
• Whether the area needs 30,000 square feet of commercial uses. 
• Questions regarding proposed lot sizes. 

The presentation concluded at 7:30 p.m. 

RVi Planning + Landscape Architectu re I 2 of 4 
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AFFIDAVIT OF PUBLICATION 

ATTN: Alexis Crespo 
RVI Planning, Inc 
28100 Bonita Grande DR 
STE 305 
Bonita Springs FL 34135-6219 

LocaliQ 
Florida 

GANN ETT 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the News-Press, a daily newspaper 
published at Fort Myers in Lee County, Florida; that the 
attached copy of advertisement, being a Legal Ad in the 
matter of Public Notices, was published on the publicly 
accessible website of Lee County, Florida, or in a newspaper 
by print in the issues of, on : 

01/31/2025 

Affiant further says that the website or newspaper complies 
with all legal requir ments for publication in chapter 50, 
Florida Statutes. 

le al clerk, who 

Notary, State of WI, County of Br n 

g -;;z1- ;;z&, 
My commission expires 

Publication Cost: $194.66 
Tax Amount: $0.00 
Payment Cost: $194.66 

10987096 

1125689 

LSAR0231205 

Order No: 

Customer No: 

PO#: 

THIS IS NOT AN INVOTCE! 
Please do 1101 use this form f or pay111e111 remi//ance. 

N !COLE JACOBS 
Notary Pub li c 

State of Wi sco nsin 

# of Copies: 
0 

PO Box 631244 Cincinnati, OH 45263-1244 

Page 1 of 2 



NOTICE OF PUBLIC INFORMA-
TION MEETING 

DATE: Tuesday, February 11, 2025 

TIME: 7:00 PM 

ADDRESS: Alva Community 
Center, 21471 N. River Rd., Alva, 
FL 33920 

In accordance with the Alva Plan­
ning Community Requirements of 
the Lee County Land Development 
Code, the Applicant, Neal Communi­
ties of Southwest Florida, Inc, will 
be presenting information to the 
public regarding a Comprehensive 
Plan Amendment Application and 
a Rezoning Application to make the 
following changes: 

To rezone the 192.3+/-acre subject 
property from RVPD to MPD to 
al low for development of 721 Single­
family and townhome dwelling 
units and 30,000 SF of neighborhood 
commercial uses. The maximum 
building height is 35 feet. The site 
will connect to centralized water 
and sewer services. 

And 

To amend the Comprehensive Plan 
to include the subject property in 
the Lee County Future Water and 
Sewer Services Maps and to redes­
ignate a portion of the subiect prop­
erty to Sub-Outlying Suburban . 

The purpose of the meeting is to 
educate community members 
and nearby landowners about 
the proposed development and to 
address any questions. 

For questions, please contact: 

Jem Frantz, AICP 
RVi Planning + Landscape Archi­
tecture 
28100 Bonita Grande Drive, Suite 
305, Bonita Springs, FL 34135 
(239) 357-9580 or jfrantz@rviplan­
n ing.com 
January 31 2025 
LSAR0231205 



AFFIDAVIT OF PUBLICATION 

ATfN: Alexis Crespo 
RV! Planning, Inc 
28 I 00 Bonita Grande DR 
STE 305 
Bonita Springs FL 34135-6219 

LocaliQ 
Florida 

GANNETT 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the News-Press, a daily newspaper 
published at Fort Myers in Lee County, Florida; that the 
attached copy of advertisement, being a Legal Ad in the 
matter of Public Notices, was published on the publicly 
accessible website of Lee County, Florida, or in a newspaper 
by print in the issues of, on : 

02/05/2025 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally known to e, on 02/05/2025 

r 

My commission expires 

Publication Cost: $198.04 
Tax Amount: $0.00 
Payment Cost: $198.04 

Order No: 10987071 

Customer No: 1125689 

PO#: LSAR0231190 

rms IS NOT AN fNVOICE! 
Please do no/ use lhisformfor payment rernillance. 

i NICOLE JACOB S 

L 
Notary Publ ic 

, ? tate o! ~,i;z_o nsin 

t 

# of Copies: 
0 

PO Box 631244 Cincinnati, OH 45263-1244 

Page 1 of 2 



NOTICE OF PUBLIC INFORMA­
TION MEETING 

DATE; Wednesday, February 
19, 2025 

TIME: 4:00 PM 

ADDRESS: Intersection of Owl 
Creek Dr. and N. River Rd., Alva, 
FL 33920 

In accordance with the Alva Plan­
ning Community Requirements of 
the Lee County Land Development 
Code, the Applicant, Neal Communi­
ties of Southwest Florida, Inc, will 
be presenting Information to the 
public regarding a Comprehensive 
Plan Amendment Application and 
a Rezoning Application to make the 
following changes : 

To rezone the 192.3+/-acre subiect 
property from RVPD to MPD to 
allow for development of 721 Single­
familY and townhome dwelling 
units and 30,000 SF of neighborhood 
commerclol uses. The maximum 
bulldlng height is 35 feet. The site 
will connect to centralized water 
and sewer services, 

And 

To amend the Comprehensive Plan 
to Include the sublect property in 
the Lee County Future Water and 
Sewer Services Maps and to redes­
lgnate a portion of the sublect prop­
erty to Sub-Outlvlng Suburban. 

The purpase of the meetlng Is to 
educate community members 
and nearby landowners about 
the proposed development and to 
address any questions. 

For questions, please contact: 

Jem Frantz, AICP 
RVi Plann ing + Landscape Archi ­
tecture 
28100 Bonila Grande Drive, Suite 
305, Bonita Springs, FL 34135 
(239) 357-9580 or ifrantz@rvlplan­
nJng .com 
February 5 2025 
LSAR0231190 
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RESIDENTlAL TRACT: M.29 AC 

OOMtl.ERCIALAREA: 4.50 AC 

PRESERVE: 24.18AC 

RIGHTOFWAY: 25.20AC 

LAKE: 20.06AC 

OPEN SPACE; J.4.07 AC 

TOTAL AREA 19230 AC 

OPEN SPACE CAL.o..l..ATIONTABLE 

RESIOENTlAL COMMEROAL 

OPENSPACEREOUIRE~ ~•187.eCJAC•75.12AC j 30"-x4.SOAC•1.35AC 

OPEN SPACE I BUFFERS• 34.07 AC 

JO-.. RESIDENTW.. TRACT • 25.29 AC 

OPENSPACEPROVICE:OI 20"-',:::::~~:~::.AC I TOTAL• 1.35AC-
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,, 
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CATll.aWISCO\IE PRESERVE (NO CREOITS) • 24. 18 AC 
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CPA2026-00003 
 

2026 Cleanup 
Amendments 

 



STAFF REPORT FOR CPA2026-00003:  
LEE PLAN CLEANUP AMENDMENTS  
 
County Initiated Lee Plan Text Amendments  

 
 
Amendment Type: 
County Initiated 
Direction: 04/01/2025 
 
Recommendation: 
Transmit 
 
Amended Element(s): 
Future Land Use 
Administration 
Glossary 
 
Hearing Dates: 
LPA: 04/27/26 
BoCC #1: TBD 
BoCC #2: TBD 
 
Attachment(s): 
1: Proposed Text 

Amendments  

 
REQUEST 
Amend the Lee Plan to update Policies 2.1.3, 6.1.2, 11.2.1, 25.8.4, Chapter XIII, and the 
Glossary of the Lee Plan.  These amendments remove out-of-date policies, improve 
consistency, reflect current conditions and practices, and other general cleanup items. 
 
SUMMARY 
Staff reviewed the Lee Plan and identified several provisions, as stated under the 
request, that will increase efficiency, reduce unnecessary regulations, reflect current 
LeeTran operation practices, and maintain the protection of public health, safety, and 
welfare while meeting State and Federal mandates.  
 

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

 
 

Figure 1: Title Page of The Lee Plan 
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PART 1 
STAFF DISCUSSION AND ANALYSIS 

 
BACKGROUND  
On April 1, 2025, the Board of County Commissioners directed staff to review the current Lee Plan and 
other regulatory documents and bring proposed amendments to the Board of County Commissioners that 
will lead to increased efficiency, reduce unnecessary regulations, and maintain the protection of public 
health, safety, and welfare, while meeting State and Federal mandates.    
 
Staff has reviewed the Lee Plan and identified four (4) text amendments within the Future Land Use 
Element, including: Policies 2.1.3, 6.1.2, 11.2.1, and 25.8.4. Additionally, there are four (4) text 
amendments proposed for Chapter XIII of the Administration Element, and two (2) text amendments 
proposed within the Glossary of the Lee Plan that meet these requirements, including contradictions 
between policies, outdated language, and overly burdensome requirements. Staff will continue to review 
the Lee Plan to identify additional amendments in line with this BoCC direction.  
 
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 XIII, 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 
amendment request is County Initiated text amendments to the Lee Plan, meaning County Staff was 
directed to process the  amendment by an affirmative vote of three or more Commissioners. Given the 
following amendments are County Initiated, there is no Public Information Meeting requirement pursuant 
to Lee Plan Objective 17.3 for the proposed text changes.  
 
The subject amendments to the Lee Plan will follow the Expedited State Review process under F.S. 
163.3184(3), which will require a total of three public hearings. One public hearing before the Local 
Planning Agency for recommendation to the BOCC, then the BOCC will hold two additional public hearings, 
one for transmittal to the state and one for adoption. Application types that follow the Expedited State 
Review process also require review by the State Reviewing Agencies.   
 
AMENDMENTS – FUTURE LAND USE ELEMENT (CHAPTER II) 
As Lee County continues to grow, periodic updates and modifications to the Lee Plan are necessary to 
ensure its accuracy and effectiveness. Throughout this report there will be the proposed Lee Plan text 
amendments and a thorough staff analysis to support these amendments. 
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Amendment #1: Policy 2.1.3 
Policy 2.1.3 identifies several uses that may be considered across all land use categories and planning 
districts when consistent with the goals, objectives, policies, and standards of the Lee Plan and Land 
Development Code. The policy currently prohibits churches and schools within the Wetlands future land 
use category and Airport Noise Zones A and B. The full policy, including proposed amendments, is 
identified below:  
 

POLICY 2.1.3: All land use categories and Planning Districts permit the consideration of churches 
and schools (except in Wetlands and Airport Noise Zones A and B), public uses and buildings, public 
utilities and resource recovery facilities, public recreational uses (including franchised 
quasicommercial uses in conjunction with a public use), and sites for compatible public facilities when 
consistent with the goals, objectives, policies, and standards in this plan and applicable zoning and 
development regulations. (Ord. No. 94-30, 98-09, 21-09) 

This is inconsistent with the implementation of Lee County’s wetlands policies, in which Lee County is not 
the permitting agency for wetland impacts.  In Lee County, impacts to wetlands are permitted through 
appropriate state agencies – the Southwest Florida Water Management District (SFWMD) or the Florida 
Department of Environmental Protection (FDEP). Policy 124.1.2 was amended by Ordinance 19-26 to 
memorialize Lee County’s wetlands policies and includes the following applicable requirements:  
 

• POLICY 124.1.2 (1): The County will not undertake an independent review at the development 
order stage of the impacts to wetlands resulting from development in wetlands that is specifically 
authorized by a DEP or SFWMD dredge and fill permit or exemption.  

 
• POLICY 124.1.2 (2): No development in wetlands regulated by the State of Florida may be 

commenced without the appropriate state agency permit or authorization. Development orders 
and development permits authorizing development within wetlands or lands located within the 
Wetlands future land use category may be issued subject to a condition that construction may 
not commence until issuance of the required state permits.  

 
• POLICY 124.1.2 (6): Non-residential uses on wetlands that have been impacted, or will be 

impacted, in accordance with a state agency permit must be consistent with the non-residential 
uses permitted in the immediately adjacent, least intense, upland future land use category. 

 
Therefore, the broad language currently in Policy 2.1.3 regarding the consideration of churches and 
schools, except in Wetlands, is inconsistent with Goal 124 of the Lee Plan. Goal 124 already establishes 
wetland protection regulations for all new and existing development. Because these standards apply 
uniformly to all uses, it is unnecessary and inconsistent to single out churches and schools from wetlands. 
The proposed amendments will make Policy 2.1.3 consistent with Lee County’s overall wetlands policies 
and reduce the potential for inefficiencies or confusion during the review process. 
 
Amendment #2: Policy 6.1.2  
Policy 6.1.2 generally limits commercial development in Future Non-Urban Areas to Minor Commercial.  
The Policy currently provides two exceptions to the Minor Commercial limitation: Southeast Lee County, 
which includes additional policies to limit commercial uses, and lands “within one quarter mile of SR31 
between North River Road and the Caloosahatchee River in the North Olga Community Planning Area.”  
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The exception identified in the North Olga Community Plan Area is outdated, as the area is no longer 
classified as a Non-Urban Future Land Use Category. Lee County Ordinance 23-03 redesignated these 
areas from Rural and Wetlands to Outlying Suburban (a Future Suburban Area) and Wetlands. Striking 
this exemption from Policy 6.1.2 will remove outdated language in the Lee Plan that does not reflect 
the current conditions of the County.  

Amendment #3: Policy 11.2.1 
Policy 11.2.1 identifies five (5) evaluation criteria for all properties within the Mixed Use Overlay (MUO). 
The criteria are based on factors such as impact on transportation facilities, walkability, future land use 
category, proximity to public facilities, and other relevant provisions.  

Currently, Policy 11.2.1 requires that lands within the Mixed Use Overlay are “located within the extended 
pedestrian shed of established transit routes.” This Policy was last amended by Ordinance 17-13, 
approximately nine (9) years ago. Since then, LeeTran has launched a new on-demand service in some 
areas of the county called Ultra on Demand Transit (ULTRA). ULTRA allows riders to arrange pickups within 
designated service zones. This service differs from traditional fixed-route service, as riders no longer need 
to follow a bus schedule to board a bus. Instead, the ULTRA service allows riders to request a ride at their 
convenience through the app when located within the designated service areas. Currently, ULTRA is 
available within the incorporated area of Bonita Springs and areas of Lehigh Acres. As noted in the LeeTran 
2020 Comprehensive Operations Analysis (COA), LeeTran anticipates expanding this service to additional 
areas of unincorporated Lee County, including North Fort Myers, Estero/San Carlos Park and  Shell 
Point/Iona (See Figure 2).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 LeeTran COA Map 13-27: Recommended LeeTran MoD Zones 
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ULTRA generally located in areas of the County “with the highest propensity to use transit service” LeeTran 
COA, 2020, p. 134. The Mixed Use Overlay may be appropriate for properties within the ULTRA service 
areas, even though they are not within the extended pedestrian shed of a fixed transit route. The revised 
Policy 11.2.1 below incorporates these changes to transit services for Mixed Use Overlay eligibility.   
 

POLICY 11.2.1: The Mixed Use Overlay identifies locations where mixed use development will have 
a positive impact on transportation facilities though through increased transit service, internal trip 
capture, and reduced travel distance. Requests to expand the Mixed Use Overlay will be evaluated 
based on all of the following criteria:  

1. Located within the extended pedestrian shed of established transit routes; and, Has access to a 
transit route located within: 

a. The extended pedestrian shed of established transit routes; or,  
b. Mobility on demand transit zones; and,  

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

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

4. Availability of adequate public facilities and infrastructure; and 
5. Will not intrude into predominately predominantly single-family residential neighborhoods.  

 
Amendment #4: Policy 25.8.4 
Policy 25.8.4, which requires all new commercial development within the Lehigh Acres Community Plan 
Area to provide parking lot interconnections to adjacent properties while maintaining pedestrian or 
vehicular access from adjacent residential areas. The policy was adopted into the Lee Plan as part of the 
original Lehigh Acres Community Plan, previously Goal 32, by Lee County Ordinance 10-16, and was later 
moved by Ordinance 18-18, which reorganized Community Plan Area goals into sub-element b. of the 
Future Land Use Element. No other changes were made to Policy 25.8.4 in the 2018 Ordinance, and the 
policy has not been substantially changed since.  
 
According to the staff report that led to the adoption of the Lehigh Acres Community Plan, the intent was 
to implement the Lehigh Acres Study0F

1. Policy 25.8.4 was intended to implement strategies identified in 
the planning document to protect the capacity of major roadways. The strategies that the Study included 
were access management requirements, such as shared drives and connected commercial parking lots, to 
reduce access onto major roadways. Recently, there has been a substantial increase in commercial 
permitting in the Lehigh Acres Community Plan Area, which has highlighted the inflexibility of Policy 
25.8.4. As currently written, the policy provides that “all new commercial development must provide 
parking lot interconnections to adjacent properties.” Due to small lot sizes, which often must be 
combined with additional parcels to accommodate development, as well as other constraints like 
wetlands, canals, and nearby residences, the required connection is not always physically feasible or 
desirable.  
 
Staff has reviewed the existing policy along with the intent identified in the planning study and finds that 
it can be made more flexible by recognizing the context of the initial recommendations, which were to 

 
1 Final Lehigh Acres Comprehensive Planning Study, submitted to Lee County Community Development by Wallace, 
Roberts & Todd, LLC, March 2009. 
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protect the capacity of major roadways through shared drives and connected commercial parking lots. 
The revised policy 25.8.4 below allows greater design flexibility by recognizing the original intent of the 
Policy and allowing developers of commercial projects to request deviations or variances when a physical 
constraint exists.  
 

POLICY 25.8.4: To minimize driveway connections to arterial and major collector roadways, 
all All new commercial development must provide parking lot interconnections, with 
accompanying cross-access easement rights, to adjacent properties unless physical constraints 
prevent the interconnection. and must not prevent pedestrian or vehicular access from adjacent 
residential areas.  

 
AMENDMENTS – ADMINISTRATION (CHAPTER XIII) 
Chapter XIII of the Lee Plan is the Administration chapter of the Lee Plan and focuses on Effect and Legal 
Status, Administrative Interpretations, Legislative Interpretations, and Amendments to the document. 
The proposed amendments to Chapter XIII affect Part b. Administrative Interpretations of the Plan, which 
intends to expedite and reduce disputes over interpretations of the Lee Plan, resolve map or boundary 
disputes, avoid unnecessary litigation, and ensure consistency and predictability in Plan interpretation. 
 
Amendment #5: Chapter XIII, Part b.2.e.(1)(b) 
This section of the Administrative Chapter identifies minimum lot requirements for properties that are 
eligible to receive a Minimum Use Determination (MUD). The current language prohibits undersized 
properties within platted subdivisions from obtaining a MUD, even though other properties in the same 
subdivision have existing, vested MUDs or established residences that do not conform to the lot size 
standards of Chapter XIII. For example, staff encountered this issue in the Second Addition to Island 
Harbors Subdivision on Matlacha. Within this subdivision, several undersized properties currently have a 
MUD due to established precedent, while other undersized lots seeking to obtain a MUD would not qualify 
under the existing language of the Lee Plan. The proposed amendment aims to resolve this ongoing issue 
for property owners with undersized lots in platted subdivisions. To implement this change, Staff proposes 
the following amendment to Chapter XIII, Part b.2.e.(1)(b): 
 

(vi)  Platted subdivisions with lots/parcels that do not meet current minimum lot 
requirements may obtain a Minimum Use Determination based on established 
precedent.  

Amendment #6: Chapter XIII, Part b.2.e.(2)(e) 
This section of the Administrative Chapter addresses what can be done with MUDs once they have been 
approved, including construction of a dwelling unit or combining with adjacent MUDs. There are currently 
potential internal inconsistencies within Chapter XIII, Part b.2.e.(2)(e). As currently written, it is unclear if 
MUDs may be combined in order to construct multi-family structures. The current language suggests 
applicability to multi-family properties by referencing “two or more contiguous properties,” however 
multi-family is not specifically mentioned.  Any structure over two dwelling units is considered to be multi-
family by both the Florida Building Code and the Lee County Land Development Code.  To remove this 
potential internal inconsistency, Staff proposes the following amendment to  Chapter XIII, Part 
b.2.e.(2)(e): 

(e)  If two or more contiguous properties have each qualified for the right to construct a single-
family residence and if the lots/parcels are located in a zoning district that permits duplex, 
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or two-family dwellings, or multi-family dwellings, the lots/parcels may be combined to 
build a single duplex, or two-family, or multi-family building in lieu of constructing two 
single-family residences, provided the overall density will not increase. 

 
 
 
 
Amendment #7 and #8 : Chapter XIII, Part b.2.e(5) and (9) 
This section of the Administrative Chapter provides general standards for MUDs. The current language in 
Chapter XIII, Part b.2.e(5) states that a Minimum Use Determination (MUD) “may” be vacated once a 
property is brought into compliance with standard density ranges. However, it is not clear what process 
should be followed to vacate the MUD, or who has the responsibility to vacate the MUD.  This is important 
as properties with approved MUDs are limited to a single-family residence along with accessory structures 
that are typically allowed with single-family residences and would preclude any non-residential uses that 
may be available to other similar properties that do not have an approved MUD.   
 
The proposed amendment includes declarative language to provide a definitive resolution to this concern 
that will not require any additional action by the property owner. Specifically, the proposed amendment 
states that a MUD “will be” vacated when a property comes into compliance with standard density 
requirements. This change is intended to streamline the process of vacating a MUD on a property once it 
is no longer needed. To implement this change, Staff proposes the following amendment to Chapter XIII, 
Part b.2.e.(5): 

 
(5) A Minimum Use Determination maywill be considered vacated on a property that is 

brought into compliance with the standard density requirement of the Lee Plan.  
 
Staff is also proposing to add language to this section of the Administrative Chapter that would exempt 
properties containing legally established residences from needing to obtain a MUD. Adding this item 
provides relief to homes that have already been legally established but have fallen below the standards 
of the Lee Plan or Land Development Code due to changed County policies, standards, or codes. To 
implement this change, Staff proposes to amend Chapter XIII, Part b.2.e, by adding a ninth general 
standard as follows:  

(9)  Lots/parcels of record with a lawfully existing residence are not required to obtain a 
Minimum Use Determination. 

AMENDMENTS – GLOSSARY (CHAPTER XIV) 
The Glossary of the Lee Plan is located under Chapter XIV of the Lee Plan. The Glossary contains definitions 
of Lee Plan terminology which serve as an essential reference to ensure consistency and clarity in the 
interpretation of the goals, objectives, and policies of the document. 

Amendment #9: Lee Plan Glossary 
The following proposed amendment would involve the removal of “Wetlands” and “Public Facilities” from 
the definitions of Future Non-Urban Areas and Future Suburban Areas in the Lee Plan Glossary. These land 
use categories are found throughout the county and can be present within or around future urban, 
suburban, or non-urban areas. Eliminating them from these specific definitions will lead to a clearer, more 
consistent distinction of how the county defines Future Non-Urban and Future Suburban Areas. 
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FUTURE NON-URBAN AREAS – Those categories on the Future Land Use Map that are 
designated primarily for single use developments with a density equal to or less than 1 unit per acre 
unless otherwise allowed within a special treatment area identified in Objective 1.7: Rural, Rural 
Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation Lands 
(upland and wetland), New Community within the North Olga Planning Community and Density 
Reduction/Groundwater Resource. (Ord. No. 17-13, 18-06, 20-06) 

FUTURE SUBURBAN AREAS – Those future urban categories on the Future Land Use Map 
that are designated primarily for single use developments: Suburban, Outlying Suburban, Sub-
Outlying Suburban, Industrial Development, Airport, Tradeport, Commercial, Industrial 
Interchange, General Commercial Interchange, Industrial Commercial Interchange, University 
Village Interchange, University Community, Public Facilities, and the New Community within the 
Gateway/Airport Planning Community. (Ord. No. 17-13, 18-06) 

 
PUBLIC FACILITIES AND INFRASTRUCTURE AVAILABILITY ANALYSIS 
The proposed amendments will not increase density or intensity; therefore, there will be no significant 
impacts to public facilities and services. 
 
CONCLUSIONS 
The Lee Plan, with the proposed text amendments, will provide for greater efficiency and flexibility of the 
County’s planning goals, objectives, and policies while maintaining the protection of public health, safety, 
and welfare. These amendments accomplish this by removing inconsistent or outdated language and 
adding language that reflects the County’s current conditions. These amendments will not affect standard 
density requirements or significantly change Community Plan Areas. The amendments are internally 
consistent with the Lee Plan as a whole.   
 
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.  



 ATTACHMENT 1   
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PROPOSED TEXT AMENDMENTS 
 

FUTURE LAND USE ELEMENT 
 
POLICY 2.1.3: All land use categories and Planning Districts permit the consideration of 
churches and schools (except in Wetlands and Airport Noise Zones A and B), public uses and 
buildings, public utilities and resource recovery facilities, public recreational uses (including 
franchised quasicommercial uses in conjunction with a public use), and sites for compatible public 
facilities when consistent with the goals, objectives, policies, and standards in this plan and 
applicable zoning and development regulations. (Ord. No. 94-30, 98-09, 21-09) 
 

• The treatment of Wetlands in this policy is inconsistent with recent Board actions and other 
policies within the Lee Plan that address development within wetlands. Lee Plan Policy 
124.1.2 allows for impacts to wetlands when done in accordance with state agency permits. 
Removing the exception removes a noted inconsistency within the Lee Plan.  

 
POLICY 6.1.2: Commercial development in non-urban future land use categories is limited to 
Minor Commercial except that:  

• Neighborhood Commercial uses serving the Lee County Civic Center are permitted within 
one quarter mile of SR31 between North River Road and the Caloosahatchee River in the 
North Olga Community Planning Area and may be expanded to Community Commercial 
when approved as part of a Planned Development that is located at the intersection of two 
arterial roadways and has direct access to, or the ability to extend, existing water and 
sanitary sewer utilities. 

• Neighborhood Commercial uses are permitted in the Southeast Lee County Planning 
District as provided for in Objectives 13.3 and 33.2.5. 

Minor Commercial development may include limited commercial uses serving rural areas and 
agricultural needs, and commercial marinas. Minor Commercial development must be located so 
that the retail use, including buildings and outdoor sales area, is located at the intersection (within 
330 feet of the adjoining rights-of-way of the intersecting roads) of arterial and collector roads or 
two collector roads with direct access to both intersecting roads. Direct access may be achieved 
with an internal access road to either intersecting road. On islands, without an intersecting network 
of collector and arterial roads, commercial development may be located at the intersection of local 
and collector, or local and arterial, or collector and collector roads.  
 

• The first bullet within Policy 6.1.2 identifies an area that is no longer within a non-urban 
future land use category. These areas are currently designated as Outlying Suburban, which 
is a future suburban area. This change occurred through Lee County Ordinance 23-03, 
which re-designated these areas from Rural and Wetlands to Outlying Suburban and 
Wetlands.  
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POLICY 11.2.1: The Mixed Use Overlay identifies locations where mixed use development will 
have a positive impact on transportation facilities though increased transit service, internal trip 
capture, and reduced travel distance. Requests to expand the Mixed Use Overlay will be evaluated 
based on all of the following criteria:  

1. Located within the extended pedestrian shed of established transit routes; and, Has access 
to a transit route located within: 

a. the extended pedestrian shed of established transit routes; or,  
b. mobility on demand transit zones; and, 

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

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

4. Availability of adequate public facilities and infrastructure; and 
5. Will not intrude into predominately single-family residential neighborhoods.  
(Ord. No. 07-15, 17-13) 
 
• The proposed amendments would allow lands within LeeTrans new mobility on demand 

transit zones (ULTRA zones) to qualify for the Mixed Use Overlay. Staff proposed the 
above format of the amendment to ensure that properties within the ULTRA service areas, 
but not within the extended pedestrian shed of a fixed transit route, would not be excluded 
from consideration of the Mixed Use Overlay.  

 
POLICY 25.8.4: To minimize driveway connections to arterial and major collector roadways, 
all All new commercial development must provide parking lot interconnections, with 
accompanying cross-access easement rights, to adjacent properties unless physical constraints 
prevent the interconnection. and must not prevent pedestrian or vehicular access from adjacent 
residential areas.  

 
• Amend Policy 25.8.4 to change the current interconnection requirement between 

commercial development in Lehigh Acres in order to recognize the original intent and 
allow for more flexibility where such connections are not as feasible or beneficial. 

 
 
 
 
 
 
 



 ATTACHMENT 1   

 
Attachment 1  April 17, 2026 
CPA2026-00003  Page 3 of 4 

XIII. Administration 
b. Administrative Interpretations of the Plan 

 
no changes are proposed to Chapter 13, Part b.1 through Part b.2.e.(1)(a) 
 

(b)  Minimum Lot Requirements: 
(i)  A lot/parcel created before June 27, 1962 must be a minimum of 4,000 

square feet in area; or  
(ii)  A lot/parcel that is part of a subdivision recorded in the official Plat Books 

of Lee County on or after June 27, 1962, and prior to December 21, 1984, 
must have a width of at least 50 feet and an area of at least 5,000 square 
feet; or  

(iii)  A lot/parcel created on or after June 27, 1962, and prior to December 21, 
1984, that is not part of a subdivision recorded in the official Plat Books of 
Lee County must be a minimum of 7,500 square feet in area; or 

(iv)  A lot/parcel created on or after December 21, 1984 was in conformance 
with the zoning regulations in effect at the time the lot/parcel was recorded; 
or 

(v)  A lot/parcel approved as part of a planned unit development or planned 
development. 

(vi)  Platted subdivisions with lots/parcels that do not meet current minimum lot 
requirements may obtain a Minimum Use Determination based on 
established precedent.  

 
• The proposed amendment adds guidance to address properties within platted subdivisions 

that have existing MUDs though they do not meet the current minimum lot size 
requirements of this section.  

no changes are proposed to Chapter 13, Part b.2.e.(1)(c) through Part b.2.e.(2)(d). 
 

(e)  If two or more contiguous properties have each qualified for the right to construct a single-
family residence and if the lots/parcels are located in a zoning district that permits duplex, 
or two-family dwellings, or multi-family dwellings, the lots/parcels may be combined to 
build a single duplex, or two-family, or multi-family building in lieu of constructing two 
single-family residences, provided the overall density will not increase. 

 
• The proposed amendment adds multi-family residences to Part b.2.e.(2)(e). The current 

language of the item already implies applicability to multi-family properties by referencing 
“two or more contiguous properties”. Therefore, this amendment would make it clear that 
the provisions of this item apply to multi-family properties/buildings as well.  

no changes are proposed to Chapter 13, Part b.2.e.(3) through Part b.2.e.(4). 
 
(5) A Minimum Use Determination maywill be considered vacated on a property that is brought into 

compliance with the standard density requirement of the Lee Plan.  
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• This amendment provides that a MUD will be considered vacated once a property is 
brought into compliance through other amendment to the Lee Plan and will eliminate the 
ambiguity of “may.” This amendment streamlines the process for eliminating MUDs when 
they are no longer needed.   

no changes are proposed to Chapter 13, Part b.2.e.(6) through Part b.2.e.(8) 
 
(9)  Lots/parcels of record with a residence that was legally permitted are not required to obtain 

a Minimum Use Determination. 
 

• The proposed amendment adds number (9) to Chapter 13, Part b.2.e and would relieve 
properties containing legally established residences from needing to obtain a Minimum 
Use Determination. 

 

 
XIV Glossary 

FUTURE NON-URBAN AREAS – Those categories on the Future Land Use Map that are 
designated primarily for single use developments with a density equal to or less than 1 unit per 
acre unless otherwise allowed within a special treatment area identified in Objective 1.7: Rural, 
Rural Community Preserve, Coastal Rural, Outer Island, Open Lands, Wetlands, Conservation 
Lands (upland and wetland), New Community within the North Olga Planning Community and 
Density Reduction/Groundwater Resource. (Ord. No. 17-13, 18-06, 20-06) 
 
FUTURE SUBURBAN AREAS – Those future urban categories on the Future Land Use Map 
that are designated primarily for single use developments: Suburban, Outlying Suburban, Sub-
Outlying Suburban, Industrial Development, Airport, Tradeport, Commercial, Industrial 
Interchange, General Commercial Interchange, Industrial Commercial Interchange, University 
Village Interchange, University Community, Public Facilities, and the New Community within the 
Gateway/Airport Planning Community. (Ord. No. 17-13, 18-06) 
 

• The Wetlands and Public facilities future land use categories are ubiquitous and can 
commonly be found near future non-urban, future suburban, or future urban areas.   
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FROM 

THE DEPARTMENT OF 
COMMMUNITY DEVELOPMENT 

 
 

TO: Local Planning Agency (LPA) DATE: April 17, 2026 
    
  FROM: Brandon Dunn 
   Planning Manager 
    
RE: Land Development Code (LDC) Amendments 

Architectural Requirements, Administrative Deviations, Industrial Use of Shipping 
Containers, Administrative Amendments to Existing Mines, Clean-up 

   
 
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 
maintaining compliance with 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 four sets of amendments to the Land Development Code 
meant to address the Board’s direction.  These include changes to the LDC that would allow the 
consideration of administrative amendments to approved zoning conditions for existing mines, 
allow for more use of shipping containers in industrial areas, simplification of architectural 
standards, along with general updates and cleanup to chapter 10 of the LDC. The attached 
amendments to the LDC are consistent with BoCC direction and are summarized as follows: 
 
A.  Administrative Amendments to Existing Aggregate Mines 

Issue: A reliable and predicable supply of construction aggregate is necessary to support 
public and private construction projects. Currently, except for elimination or modifications of 
duration limitations, changes to conditions for mines with existing impacts are required to go 
through the public hearing process.  This process can be lengthy and costly to both public 
and private development projects and may be over burdensome for certain conditions. This 
also creates unnecessary staff reviews and long timeframes for review by the BoCC. 
 
Solution: In some cases a public hearing may be necessary, however the public hearing 
process should not be the only option available when changes are requested to conditions of 
existing mines, approved prior to the MEPD process. As such, staff is proposing to amend 
Chapter 12 of the LDC to allow for the consideration of administrative amendments to  
conditions of approval for mines with existing impacts that were not approved as an MEPD. 
 
Outcome: Establishes a process for requesting modifications to existing conditions. Identifies 
the framework for review, promoting clarity, and improving administrative efficiency. 
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B.  Shipping Container Use and Stacking 
Issue: Land Development Code (LDC) Section 34-3105 was amended via Ordinance No. 16-
19 to prohibit stacking of trailers, storage containers, and other similar structures County-wide. 
Although this may be appropriate in most cases, this prohibition places a burden on property 
owners within both long-established and developing industrial areas in the County where 
stacking of trailers and containers would allow for more efficient business operations and more 
efficient use of land.  
 
Solution: Amend LDC Section 34-3105 and related sections to allow stacking of trailers, 
shipping containers, and other similar structures on industrially zoned properties in future land 
use categories that prioritize industrial development subject to setback, height, and screening 
regulations. 
 
Outcome: Provides for appropriate use of land dedicated to industrial uses in a manner that 
considers visual compatibility and protects residential uses that may be located nearby. 

 
C.  Architectural Standards 

Issue: The current architectural requirements are overly complex, resulting in confusion 
among engineers and making proper implementation difficult for staff. This complexity has 
introduced inconsistencies in development practices, slowed delivery timelines, caused an 
inordinate burden for redevelopment and increased the likelihood of errors. 
 
Solution: Amend Chapter 10 of the LDC to revise the architectural design requirements to 
allow consultants more flexibility to apply professional judgment, tailor solutions to project-
specific needs, and lessen requirements for redevelopment and small commercial 
development. 
 
Outcome: Streamlining the architecture will provide consultants with greater flexibility to 
develop designs that align with best practices, client expectations, and evolving industry 
standards while providing better opportunities for redevelopment.  

 
D.  General Update and Correction 

Issue: Outdoor lighting standards limit illumination levels at property lines and do not provide 
exceptions for parcels under unified control or for lighting needs at access points and off‑site 
sidewalks. The calculated area for onsite garbage and recycling does not meet the 
requirements established in the Ordinance. 
 
Solution: Expand administrative deviation provisions to allow greater flexibility in meeting 
lighting standards under specific site conditions. Update the calculation table in LDC 
10‑261(a) to align fully with the requirements established in the Ordinance. 
 
Outcome: Streamline the development process by allowing administrative deviations for 
specific lighting requirements and ensuring that code provisions are fully aligned with the 
Ordinance language. 

 
Staff seeks LPA input and a recommendation on whether the proposed amendments are 
consistent with the Lee Plan. 
 
Attachments 
Draft LDC Amendments 
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AMENDMENT SUMMARY 

Issue: A reliable and predicable supply of construction aggregate is necessary to support public 
and private construction projects. Currently, except for elimination or modifications of duration 
limitations, changes to conditions in mines with existing impacts are required to go through the 
public hearing process.  This process can be lengthy and costly for both public and private 
development projects and may be over burdensome for certain conditions. This also creates 
unnecessary staff reviews and long timeframes review and approval by the BoCC. 
 
Solution: In some cases a public hearing may be necessary, however the public hearing process 
should not be the only option available when changes are requested to conditions of existing 
mines, not approved using the MEPD process. As such, staff is proposing to amend Chapter 12 
of the LDC to allow for the consideration of administrative amendments to  conditions of approval 
for mines with existing impacts that were not approved as an MEPD. 
 
Outcome: Establishes a process for requesting modifications to existing conditions. Identifies the 
framework for review, promoting clarity, and improving administrative efficiency. 

 

 

Sec. 12-105. - Definitions. 

Staff note: Updates the definition of “substantial change” in relation to aggregate mines to maintain consistency 
with proposed amendments to Sec. 12-121. 

“Asphalt batch plant” through “Rock crushing and screening plant” remain unchanged. 

Substantial change means a significant alteration to a mine excavation planned development approval that will 
require consideration and approval through the public hearing process. Requests related to expansion/contraction 
of the project boundary, expansion of the mine excavation (mine footprint) area, increase in the depth of the mine, 
reduction of conservation, preserve or wildlife habitat areas, decrease in the reclamation standards, extension of 
the mine duration, addition/expansion of uses permitted on the site, elimination or amendment of a zoning 
condition, requests for dewatering, or a variance from the provisions of this article will be deemed a substantial 
change. 

No proposed amendments to LDC Sections 12-106 to 12-120. 

Sec. 12-121. Existing mine operations. 

No proposed amendments between LDC Section 12-121, subsection (a) and subsection (i). 

Staff note: The duration of aggregate mines is typically addressed through conditions within the approved zoning 
resolution.  Striking language that addresses the process to  revise mine duration from Section 12-121(j) through a 
public hearing will remove internal inconsistencies with the amendments proposed to subsection (k). 

(j) Limited amendments to existing mine zoning approvals. An existing mine, meeting the criteria set forth in 
Subsection (a) of this section, may obtain a limited amendment to the underlying zoning approval for 
dewatering, an extension of the mine duration, and/or a depth increase within the previously approved mining 
footprint, as follows: 

(1) The mine operator must file an application on the form prescribed by the County along with the appropriate 
fee. Review of the application will be limited to the contents of the application which must include: 
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a. For dewatering: those items set forth in Subsection (g) of this section and submittals addressing the issues 
set forth in Section 12-117(c). 

b. For an extension of mine duration: those items set forth in Subsection (g) of this section; and 

1. A narrative substantiating the need for the extension and its proposed duration. 

2. Submittal substantiating compliance with the following additional criteria: 

i. Continued consistency with the Lee Plan. 

ii. Compatibility with existing and approved development in the surrounding area. 

iii. Whether the extension will place an unreasonable burden on essential public facilities and 
infrastructure. 

3. Documents establishing that the extension request was filed at least six months prior, but not 
more than one year before, the expiration date set forth in the underlying zoning approval; and 
that the mine was in active physical operation at the time of the request. 

cb. For a depth increase within the approved mine footprint only: 

1. An updated Traffic Impact Statement that addresses traffic associated with the increased 
production of mining that is projected to result from the proposed depth increase. The updated 
Traffic Impact Statement will include an updated level of service analysis and evaluation of site-
related improvements, if any, necessitated by the increased production. 

2. Integrated surface water and groundwater modeling must be, provided that analyzes the impacts 
of the additional depth of the mine on groundwater and surface water resources and natural 
systems. The analysis must also include the following: 

i. Delineation of all lithologies underlying the site down to and including the first regional confining 
beds; 

ii. Documentation establishing that the proposed depth of excavation will not breach an aquaclude 
or confining layer; 

iii. Evaluation of historic water level data for the mine including identification of any trends or 
impacts from mining operations; and 

iv. Description of the monitoring system for surface water and groundwater levels and quality to 
assess any degradation of surface water and groundwater resources resulting from the 
depth increase. The monitoring system must address the travel times to wellfields and 
residential wells. The application for a depth increase must include all available monitoring 
data for three years prior to the date of application, and will assess the change in flow, timing 
of travel, and direction of surface water and groundwater on-site and in the impacted area 
resulting from the increased depth. 

3. Soil boring analysis that demonstrates the depth of limerock materials and the depth of the 
confining layer. 

4. A list of surrounding property owners and map in accordance with Section 34-202(a)(8) and (9). 

5. A narrative describing any impacts the proposed depth increase will have on: 

i. Mine operations and equipment used at the mine, to include updated quantity of material to be 
excavated, changes in approved hours of operation (if any), and an updated hazardous 
materials emergency plan; 

ii. Existing neighboring uses; 
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iii. Hydrogeologic conditions on-site and within the impact area, as reflected in the modeling 
required by Subsection (j)(1)c.2 of this section; 

iv. Wetlands and watershed protection; 

v. Wildlife conservation; and 

vi. Transportation routes including anticipated traffic to and from the mine, based upon the 
updated Traffic Impact Statement required by Subsection (j)(1)c.1 of this section. 

6. A complete copy of existing permits, pending permit applications, and correspondence with federal 
and State permitting agencies in accordance with Section 12-114. 

(2) The request for a limited amendment under this section may only be filed if the underlying zoning is valid 
at the time the request is filed. 

(3) The request for a limited amendment must be processed in accordance with the procedure set forth in 
Sections 34-83 and 34-145, including the review criteria, regarding Hearing Examiner and Board review 
and action on the request. 

(4) Amendments to bring the existing mine into greater compliance with current mining regulations, including 
this article, may be requested by the applicant in conjunction with one or more of the amendments 
authorized above. 

(5) A mine development order amendment must be approved prior to commencing activities authorized by 
the zoning amendment. Review of the mine development order amendment will be limited to 
incorporating the specific changes approved by the zoning amendment. 

Staff note: The amendments below allow for administrative review and approval to eliminate or modify conditions 
of existing mines, not permitted through the MEPD process. If staff determines that the modification cannot be 
processed administratively, an applicant is able to pursue the requested change through the public hearing process 
as described by Section 34-174 of the LDC. 

(k) Elimination or modification of duration limitations conditions on certain existing mines. Due to their existing 
permitting and location in the established Alico Road mining corridor, existing mines that have a valid 
development order and are located in the established Alico Road mining corridor may request the The 
elimination or modification of duration limitations conditions contained in applicable zoning resolutions and 
subsequent mining approvals may be requested for existing mines with a valid development order and not 
permitted through the MEPD rezoning process, provided the right to pursue mining activity has not expired 
under the terms and conditions of previous zoning approvals and the modification does not include 
amendments required to be considered under 12-121(j) . A request must include a reasonable estimate of the 
life of the mine. The Director is authorized to approve the modification or elimination of such duration 
limitations conditions as an administrative amendment pursuant to Sections 34-174 and 34-380, so long as the 
mining operation is deemed to be consistent with the Lee Plan. If the request is not approved administratively, 
the applicant must file an application for public hearing.  
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AMENDMENT SUMMARY 

Issue: Land Development Code (LDC) Section 34-3105 was amended via Ordinance No. 16-19 
to prohibit stacking of trailers, storage containers, and other similar structures County-wide. 
Although this may be appropriate in most cases, this prohibition places a burden on property 
owners within both long-established and developing industrial areas in the County where stacking 
of trailers and containers would allow for more efficient business operations and more efficient 
use of land.  
 
Solution: Amend LDC Section 34-3105 and related sections to allow stacking of trailers, shipping 
containers, and other similar structures on industrially zoned properties in future land use 
categories that prioritize industrial development subject to setback, height, and screening 
regulations. 
 
Outcome: Provides for appropriate use of land dedicated to industrial uses in a manner that 
considers visual compatibility and protects residential uses that may be located nearby. 

 

 

Sec. 34-3105. Use of vehicles, truck trailers, or shipping containers for storage. 

Staff note: Reorganize section for ease of administration. Revise section to allow stacking of trailers and shipping 
containers on industrially zoned properties in certain land use categories subject to stacking height and setback 
regulations.  

Except for a bona fide agricultural use located in an AG Zoning District, or where open storage is a permitted 
use in a Commercial, Industrial or Mixed-Use Zoning District, vehicles, truck trailers, shipping containers, and other 
similar structures may not be stored or used to store goods, produce or other commodities in any zoning district 
unless approved on a temporary basis in accordance with Sections 34-3044 and 34-3050.  

Where allowed as open storage per this section, vehicles, truck trailers, shipping containers and other similar 
structures may not be stacked on top of one another and must be in compliance with Chapter 34, Division 36, 
including Section 34-3005.  

(a) Where permitted. Vehicles, truck trailers, shipping containers, and other similar structures may not be stored or 
used to store goods, produce, or other commodities in any zoning district unless: 

(1) Occurring in conjunction with a bona fide agricultural use located in an AG zoning district; 

(2) Open storage is listed as a permitted use in the zoning district; or 

(3) The use is approved on a temporary basis in accordance with Sections 34-3044 and 34-3050. 

(b) Screening required. Where allowed as open storage by this section, open storage areas must be in compliance 
with Division 36 of this Article. 

(c) Stacking. Truck trailers, shipping containers, and other similar structures may not be stacked on top of one 
another unless in compliance with subsection (a)(2) and the following additional requirements: 

(1) Location. The property must be located in the Industrial Development, Tradeport, or Industrial Interchange 
future land use category and must be zoned Light Industrial (IL), General Industrial (IG), or Industrial Planned 
Development (IPD);  
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(2) Maximum stacking height. A maximum of three truck trailers, shipping containers, or other structures may be 
stacked on top of one another.  

(3) Required setbacks. Areas utilized for stacking must comply with the principal structure setbacks of the 
applicable zoning district and the setbacks established in Section 34-2443. 

Sec. 34-2443. Minimum required setbacks. 

Staff note: Revise section to establish a 100-foot setback from residentially zoned property under separate 
ownership for stacking of storage containers and other similar structures permitted by Section 34-3105. The 100-
foot setback from residentially zoned property under separate ownership is established in LDC Section 34-2443 and 
applies to similarly impactful uses including freight and cargo handling establishments and impound yards. 

Subsections (a) through (c) remain unchanged.  

(d) The following uses must be set back a minimum of 100 feet from any residentially zoned property under 
separate ownership. The setback applies to all buildings and structures, and all areas used for parking of trucks 
or equipment, shipping, receiving, or storage.  

(1) Blacksmith shop.  

(2) Freight and cargo handling establishments (Section 34-622(c)(17)).  

(3) Impound yard.  

(4) Manufacturing of:  

a. Boats.  

b. Chemicals and allied products, Group II (Section 34-622(c)(6))—Limited to cosmetics, perfumes, 
etc.  

c. Fabricated metal products, Group II (Section 34-622(c)(14)).  

d. Food and kindred products, Group II (Section 34-622(c)(15)).  

e. Furniture and fixtures (Section 34-622(c)(18)).  

f. Leather products, Group II (Section 34-622(c)(25)).  

g. Lumber and wood products, Group IV (Section 34-622(c)(26)).  

h. Machinery, Groups I and II (Section 34-622(c)(27)).  

i. Paper and allied products, Groups II and III (Section 34-622(c)(31)).  

j. Stone, clay, glass and concrete products, Groups I and III (Section 34-622(c)(48)).  

k. Textile mill products, Groups I and II (Section 34-622(c)(50)).  

l. Transportation equipment, Group II (Section 34-622(c)(52)).  

(5) Motion picture studio.  

(6) Photofinishing laboratory (df).  

(7) Rental or leasing establishment, Group IV (Section 34-622(c)(39)).  

(8) Repair shops, Group V (Section 34-622(c)(40)).  

(9) Social services, Group II (Section 34-622(c)(46)). 

(10) Stacking of shipping containers, truck trailers, and other similar structures (Section 34-3105). 

Remainder of Section unchanged. 

Sec. 34-3050. Temporary storage facilities. 
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Staff note: Revise section to update cross-reference. Section 34-210 was repealed by Ordinance 19-03 and 
temporary use permit requirements were relocated to Section 34-3041. 

The following regulations do not apply in commercial, industrial or mixed-use zoning districts where open storage is 
a permitted use, on property with a bona fide agricultural use located in an AG Zoning District, or to contractor's 
office and equipment storage sheds (see Section 34-3044).  

Subsection (a) remains unchanged.  

(b) The use of vehicles, truck trailers, or shipping containers for storage of merchandise, produce, or commodities 
for periods of 48 hours or more may be permitted as a temporary use in a nonresidential district upon 
application and issuance of a temporary use permit (see Section 34-21034-3041) so long as:  

(1) The vehicles, truck trailers, or shipping containers used for storage comply with all setback requirements 
for accessory structures.  

(2) No more than two vehicles, truck trailers, or shipping containers are permitted at one time, and they 
cannot be stacked on top of one another.  

(3) The maximum length of time for use of a vehicle, truck trailer or shipping container for storage of 
merchandise, produce, or commodities is 60 days. One extension, not to exceed 60 days, may be 
approved at the Director's discretion. 
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AMENDMENT SUMMARY 

Issue: The current architectural requirements are overly complex, resulting in confusion among 
engineers and making proper implementation difficult for staff. This complexity has introduced 
inconsistencies in development practices, slowed delivery timelines, caused an inordinate burden 
for redevelopment and increased the likelihood of errors. 
 
Solution: Amend Chapter 10 of the LDC to revise the architectural design requirements to allow 
consultants more flexibility to apply professional judgment, tailor solutions to project-specific 
needs, and lessen requirements for redevelopment and small commercial development. 
 
Outcome: Streamlining the architecture will provide consultants with greater flexibility to develop 
designs that align with best practices, client expectations, and evolving industry standards while 
providing better opportunities for redevelopment.  
 

ARTICLE IV. DESIGN STANDARDS AND GUIDELINES FOR COMMERCIAL 
BUILDINGS AND DEVELOPMENTS 

Sec. 10-600. Purpose and intent. 

Staff note: Limit language  to reduce confusion and simply regulations. 

The purpose of these standards and guidelines is to supplement existing development criteria with specific 
criteria that apply to the design of commercial buildings and developments. Commercial development depends on 
high visibility from public streets. In turn, their design of buildings and site determines much of the image and 
attractiveness of the streetscapes and character of a community. Massive and/or generic developments that do 
not contribute to, or integrate with, the community in a positive manner can be detrimental to a community's 
image, and sense of place. The goal is to create and maintain a positive ambiance and strong community image 
and identity by providing for architectural and site design treatments that will enhance the visual appearance of 
commercial development in the County, while still providing for design flexibility. These standards are intended to 
enhance the quality of life in the County.  

(LDC 1994, § 10-600; Ord. No. 98-28, § 2, 12-8-1998) 

Sec. 10-601. Definitions. 

Staff note: Added definition for design treatments and minor commercial. 

The following words, terms or phrases, when used in this article only, will have the following meanings 
ascribed to them:  

Arcade means a roof, similar to an overhang or canopy but where the outer edge is supported by a line of 
pillars or columns a minimum of eight feet clear in width.  

Awning means a cover of lightweight material such as canvas, plastic, or aluminum, extending over a single 
doorway or window, providing protection from the elements.  

Canopy, attached, means a permanent structural cover affixed to and extending from the wall of a building, 
protecting a doorway or walkway from the elements.  

Canopy, detached, means a freestanding structure which covers a walkway or service area.  
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Design treatments are building features meant to visually enhance the structure. Examples include, but are 
not limited to: Awnings or Canopies; Overhangs; Porticos; Arcades; Peaked roof forms; Display windows along a 
minimum of 50 percent of front walls and any other wall alongside a pedestrian walkway; Clock or bell towers; 
Vertical fins; Tile roofs; Arched windows and doorways; Sunshades and breezeways; or Any other treatment which 
the Development Services Manager finds meets the intent of this section.  

Facade means the exterior faces of a building.  

Facade, primary, means any facade of a building facing an abutting street. On a corner lot, each wall facing 
an abutting street is considered a primary facade. If a building is angled to an abutting street, both walls roughly 
facing the street are primary facades.  

Minor commercial means any commercial development that provide for the sale of convenience goods and 
services and contain less than 30,000 square feet of gross floor area. 

Overhang means the structural projection of an upper story or roof beyond the story immediately below.  

Parapet means the part of an exterior wall that extends above the roof.  

Portico means an architectural entry feature structurally supported by columns or arches and protecting a 
doorway or walkway from the elements.  

Shopping center means a multiple-occupancy building or complex wherein the predominant tenants are 
retail businesses and offices.  

Wall, front, means the wall closest to, and running roughly parallel to, the front lot line. On a corner lot, 
there are two front walls.  

(LDC 1994, § 10-601; Ord. No. 98-28, § 2, 12-8-1998) 

Sec. 10-602. Applicability; renovations and redevelopment; discontinuance. 

Staff note: Relocate language addressing parking garage requirements and allow designee decision making 
authority. 

(a) Applicability. Provisions of this article are applicable to all new development and for renovations and 
redevelopments (as provided below) in all commercial zoning districts as well as in commercial components 
of planned development districts and DRIs. However, places of worship (df) are specifically excluded.  

Where a proposed parking garage is located on a parcel adjacent to or abutting an existing taller residential use, all 
exposed parking spaces on the top level of the garage must provide additional design treatments, at the Director's 
discretion, to obscure view of the spaces from residential use. Design treatments may include, but are not limited 
to, a combination of landscaped trellises, opaque covers and permanent landscaping. In addition, surfaces of 
exposed parking aisles and drives must be comprised of specialty pavers or colored stamped concrete having 
nonreflective matte surface.  

(b) Renovations and redevelopment. In the case of additions or renovations to, or redevelopment of, an existing 
building, where the cumulative increase in total floor building area exceeds 50 percent of the square footage 
of the existing building being enlarged or renovated, the provisions of this article will apply. Where there are 
inherent problems retrofitting existing buildings, the Director or designee may waive some or all 
requirements if other equivalent enhancements are provided.  

(c)      Discontinuance. 

(1) Where the use of a structure or building is discontinued or abandoned for one year (except when 
government action impedes access to the land), the provisions of this article will apply. Where there 
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are inherent problems retrofitting existing buildings, the Director may waive some or all requirements 
if other equivalent enhancements are provided.  

(2) The intent of the owner, lessee or other user is not relevant in determining whether the use has been 
discontinued or abandoned.  

(LDC 1994, § 10-602; Ord. No. 98-28, § 2, 12-8-1998; Ord. No. 01-18, § 2, 11-13-2001; Ord. No. 05-14, § 3, 8-23-
2005; Ord. No. 10-25, § 2, 6-8-2010; Ord. No. 13-10, § 3, 5-28-2013; Ord. No. 17-11, § 1, 9-5-2017) 

Sec. 10-603. Illustrations. 

Staff note:  All illustrations are deleted as part of this change. 

Illustrations provided portray a specific provision or provisions set forth herein. Variations from these 
illustrations which nonetheless adhere to the provisions of this article, are encouraged.  

(LDC 1994, § 10-603; Ord. No. 98-28, § 2, 12-8-1998) 

Sec. 10-604. Required site development or improvement plan. 

Compliance with the standards set forth in this article must be demonstrated on the drawings or site 
development plan to be submitted when applying for a development order. (or building permit application, if a 
development order is not applicable). At the discretion of the development services Director, a development order 
can be issued with the condition that the standards will be reviewed and approved prior to submitting a building 
permit application. This will not prevent simultaneous applications for a development order and a building permit 
on the same parcel.  

(LDC 1994, § 10-604; Ord. No. 98-28, § 2, 12-8-1998) 

Secs. 10-605—10-609. Reserved. 

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

Staff note: Removed duplications from this section found in other locations of the code. Relocation parking garage 
requirements. 

(a) 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 and pedestrians into and within the development. 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.  

(b) Lighting standards. All outdoor lighting must comply with Section 34-625.  

(cb) Buffering and shielding (df). 
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(1) Purpose and intent. The purpose and intent of this section is to diminish, the visual impacts outdoor 
storage and service functions that may detract or have a negative impact on the street scape, 
landscape and/or the overall community image.  

(21) Loading areas and docks (including delivery truck parking), outdoor storage, trash collection, 
heating/air conditioning and other similar mechanical equipment, solid waste disposal facilities, trash 
compaction, recycling, and other similar service function areas must be fully shielded from adjacent 
properties and street rights-of-way when viewed from ground level. The shielding must extend 
vertically a distance equal to or greater than the items, delivery trucks, or facilities being shielded.  

Shielding material and design must be consistent with design treatment of the primary facades of the 
commercial building or development and the landscape plan.  

(32) Roof top mechanical equipment must be shielded from view at ground level by parapet or similar 
architectural features.  

(43) Garden centers located in shopping centers or associated building materials sales establishments or 
department stores etc., must shield all materials (except plants) from adjacent properties and street 
rights-of-way from view at ground level.  

(4) Where a proposed parking garage is located on a parcel adjacent to or abutting an existing taller 
residential use, all exposed parking spaces on the top level of the garage must provide additional 
design treatments, at the Manager’s or designee’s discretion, to obscure view of the spaces from 
residential use. Design treatments may include, but are not limited to, a combination of landscaped 
trellises, opaque covers and permanent landscaping. In addition, surfaces of exposed parking aisles and 
drives must be comprised of specialty pavers or colored stamped concrete having nonreflective matte 
surface. 

(dc) Pedestrian walkways and bicycle parking. 

(1) Pedestrian access standards.  

a. Pedestrian ways, linkages or paths internal to the project must provide access between parking 
areas, building entries, surrounding streets, and external sidewalks,. transit stops, other uses, and 
out parcels. The pedestrian facilities must provide safe access through the project from external 
sidewalk facilities or bus stops to the building entry.  

b. If external sidewalk facilities are not in existence at the time of development, then the project 
must construct the internal pedestrian facilities up to the property line, and external sidewalks 
consistent with Section 10-256. Use of the internal pedestrian facilities as open space is subject 
to the limitations set forth in Section 10-415(d)(2)d.  

c. Pedestrian and/or bicycle connections to adjacent development must be provided.  

(2) Pedestrian ways may be incorporated within a required landscape perimeter buffer in compliance with 
Section 10-416(d)(4) Note (11). Shared pedestrian walkways are encouraged between adjacent 
commercial projects.  

(3) Bicycle parking requirements.  

a. Number of spaces. Safe and secure bicycle parking spaces must be provided as follows: spaces 
totaling five percent of required motor vehicle spaces in accordance with Section 34-2020 up to 
1,000 vehicle spaces. For each 500 spaces above 1,000 vehicle spaces, four additional bicycle 
parking spaces are required. A minimum of two bicycle parking spaces must be provided.  

b. Design.  
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1. Bicycle parking areas must include a bicycle rack with appropriate access to accommodate 
adequate space for the required number of bicycles, measuring a minimum of 36 inches 
high and mounted securely to the ground.  

2. Bicycle parking spaces must be surfaced with stabilized, all-weather materials and located 
no greater than 100 feet from a building entrance.  

3. Extraordinary bicycle parking designs and surfaces that depart from the bike rack standard 
but are consistent with the development's design theme may be considered at time of 
development order in accordance with Section 10-104(b).  

(e) Parking lot interconnections. Adjacent commercial uses must provide parking lot interconnections for 
automobile, bicycle and pedestrian traffic.  

(f) Project entrance. 

(1) The entrance to a commercial development generating more than 300 trip ends total, or at an 
entrance with more than 100 entering vehicles during the peak hour of the generator, must include 
two entrance lanes.  

(2) The driveway length must provide adequate throat depth consistent with the FDOT Driveway 
Information GuideDesign Manual, Chapter 214 (current edition).  

(3) Projects must include sidewalk access independent of vehicular entrance.  

(LDC 1994, § 10-610; Ord. No. 98-28, § 2, 12-8-1998; Ord. No. 00-14, § 3, 6-27-2000; Ord. No. 03-16, § 3, 6-24-
2003; Ord. No. 07-24, § 3, 8-14-2007; Ord. No. 09-23, § 4, 6-23-2009; Ord. No. 12-20, § 1, 9-11-2012; Ord. No. 14-
13, § 1, 6-17-2014; Ord. No. 17-11, § 1, 9-5-2017; Ord. No. 19-03, § 4, 4-2-2019; Ord. No. 24-14, § 3, 10-1-2024) 

Secs. 10-611—10-619. Reserved. 
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Sec. 10-620. Design standards and guidelines for commercial buildings. 

Staff note: Eliminated specific illustrations and examples to prevent restrictions on improvements and to allow 
design consultants increased flexibility in developing project‑appropriate solutions.  Allow lesser requirements for 
minor commercial development and redevelopment of existing commercial properties.   

(a) Purpose and intent. The purpose and intent of these provisions is to maintain and complement the street 
scape by requiring that buildings be designed with architectural features and patterns that provide visual 
interest. consistent with the community's identity and local character while reducing the mass/scale and 
uniform monolithic appearance of large unadorned walls. (See Illustration 4 below.)  

 
Illustration 4 
 

(b) Building/view orientation standards. Buildings must be oriented to maximize pedestrian access, use and view 
of any adjacent navigable water bodies.  
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(c) Facades. 

(1) Wall height transition. New buildings that are more than twice the height of any existing building 
within 300 feet must be designed to provide a transition between buildings of lower height. (See 
Illustration 5 below.)  

 

Illustration 5 
 

(2) Architectural design. 

a. All primary facades of a building must be 
designed with consistent architectural style, detail and trim features.  

b. Buildings must provide a minimum of three of the following building design treatments 
integrated with the massing and style of the buildings. (See Illustrations 6 and 7 below.) If 
awnings, canopies and overhangs are used they must conform to a unified plan of compatible 
colors, shapes and materials. Minor commercial, renovations and redevelopment must provide a 
minimum of two design treatments. These treatments must be demonstrated and called out on 
the architectural elevation drawings. Examples include but are not limited to: 
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Illustration 6 
 

 
Illustration 7 
 

1. Awnings or attached canopies;  

2. Overhangs;  

3. Porticos;  

4. Arcades, minimum of eight feet clear in width;  

5. Peaked roof forms;  

6. Display windows along a minimum of 50 percent of front walls and any other wall alongside 
a pedestrian walkway;  

7. Clock or bell towers; or 

8. Vertical fins; 

9. Large windows; 

10. Tile roofs; 

11. Arched windows and doorways; 

12. Sunshades and breezeways 

13. Any other treatment which the Development Services Director finds meets the intent of 
this section. deems acceptable. 
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c. On large projects one of the following site design elements:  

1. Integration of specialty pavers, or stamped concrete along the building's walkway. Said 
treatment must constitute a minimum of 60 percent of walkway area; or  

2. Fountains, reflection ponds or other water elements, a minimum of 150 square feet in area 
for every 300 linear feet of primary facade length; or  

3. Surface and stormwater management facilities designed as physical or visual amenities that 
provide open space or an aesthetic feature; or  

4. Any alternative treatment or combination of the above elements that the Development 
Services Director finds meets the intent of this section.  

(3) Corner lots. In addition to the above, corner lots at an intersection of two or more arterial or collector 
roads must be designed with additional architectural embellishments, such as corner towers, or other 
such design features, to emphasize their location as gateways and transition points within the 
community.  

(d) Roof treatments. 

(1) Purpose and intent. Variations in rooflines must be used to add interest to and reduce the massing of 
buildings. Roof features and materials must be in scale with the building's mass and complement the 
character of adjoining and/or adjacent buildings and neighborhoods. The following standards identify 
appropriate roof treatments and features.  

(2) Roof edge and parapet treatment. The roof edge and/or parapet must have a vertical change from the 
dominant roof condition elevation, in two locations. At least one such change must be located on a 
primary facade. (See Illustration 8 below.) Minor commercial, renovations and redevelopment must 
provide at least one vertical change on the primary façade(s). 

 
Illustration 8 
 

(3) Further requirements. Roofs must be designed to also meet at least two of the following requirements, 
except that minor commercial must provide one of the following requirements:  

a. Three or more roof slope planes per primary facade (see Illustration 9 below);  
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Illustration 9 
 

b. Sloping roofs, which do not exceed the average height of the supporting walls, must have an 
average slope equal to or greater than 4V:12H but not greater than 12V:12H;  

c. Additional vertical roof changes with a minimum change in elevation of two feet (flat roofs must 
have a minimum of two changes); or  

d. Three-dimensional cornice treatment which must be a minimum of ten inches in height with a 
minimum of three reliefs.  

(4) Prohibited roof types and materials. The following roof types are prohibited:  

a. Roofs utilizing less than or equal to a 2V:12H pitch unless utilizing full parapet coverage or 
mansard; and  

b. Mansard roofs except roofs with a minimum vertical distance of eight feet and an angle between 
45 and 70 degrees from horizontal.  

(e) Detail features. The design elements in the following standards must be integral parts of the building's 
exterior facade and must be integrated into the overall architectural style. These elements may not consist 
solely of applied graphics, or paint.  

(1) Blank wall areas. Building walls and facades, must include avoid large blank wall areas by including at 
least three of the design elements listed below, in a repeating pattern. with Aat least one of the design 
elements must repeating horizontally. Minor commercial, renovations and redevelopment must 
provide at least two design elements with at least one repeating horizontally. Examples include but are 
not limited to: 

a. Texture change;  

b. Material change;  

c. Architectural features such as bandings, bays, reveals, offsets, or projecting ribs. (See Illustration 
10 below);  
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Illustration 10 
 

d. Building setbacks or projections; or  

e. Pattern change.  

f. Any alternative treatment or combination of the above elements that the Development Services 
Director finds meets the intent of this section. 

(2) Materials. Exterior building materials contribute significantly to the visual impact of a building on the 
community. They must be well-designed and integrated into a comprehensive design style for the 
project.  

a. The following exterior building materials cannot be used on more than 50 percent of the building 
facade area:  

1. Plastic or vinyl siding except to establish the "old Florida" look;  

2. Corrugated or reflective metal panels;  

3. Tile (prohibition does not apply to roofs);  

4. Smooth, scored or rib faced concrete block;  

5. Any translucent material, other than glass; or  

6. Any combination of the above.  

b. Building trim and accent areas, consistent with the overall building, are limited to ten percent of 
the affected wall area, with a maximum trim width of 24 inches.  

(LDC 1994, § 10-620; Ord. No. 98-28, § 2, 12-8-1998; Ord. No. 99-05, § 4, 6-29-1999; Ord. No. 13-10, § 3, 5-28-
2013; Ord. No. 17-11, § 1, 9-5-2017) 
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Secs. 10-621—10-629. Reserved. 

Sec. 10-630. Signs. 

Staff note: Removed sign plan requirements. 

(a) Purpose and intent. Signs are intended to be designed to complement rather than detract from the visual 
impact of a commercial development by utilizing design elements consistent with those employed in the 
structure's architecture and by minimizing conflicts with on-site landscaping areas and vehicular use areas.  

(b) Development standards. In addition to the provisions set forth in Chapter 30 of this Code, the following 
requirements apply.  

(1) Unified sign plan. Where multiple on-premises signs are proposed for a single site or development, or 
in the case of a shopping center or other multiple-occupancy complex including out parcels under 
unified control with the main development, a unified sign plan must be employed. An application for a 
development order (or a building permit if a development order is not required) must be accompanied 
by a graphic and narrative representation of the unified sign plan to be utilized on the site. The unified 
sign plan may be amended and resubmitted for approval to reflect style changes or changing tenant 
needs. Design elements which must be addressed (in both graphic and narrative form) include:  

a. Colors;  

b. Construction materials and method;  

c. Architectural design;  

d. Illumination method;  

e. Copy style;  

f. Sign types and locations; and  

g. In the case of a shopping center or multiple-occupancy complex and developments with multiple 
structures on-site, including outparcels, the unified sign plan must indicate conformance with the 
following:  

1. All wall signs for multi-use buildings must be located at a consistent location on the 
building facade, except that anchor tenants may vary from this locational requirement in 
scale with the anchor's larger primary facade dimensions. All signs must adhere to the 
dimensions provided for in the unified signage plan; and  

2. Pole signs must include colors and/or materials common to those used in the design of the 
building to which the sign is accessory. A minimum 100 square foot planting area must be 
provided around the base of any ground or pole sign. These landscape areas must include 
shrubs and ground cover plants with a minimum of 50 percent coverage of the landscape 
area at the time of planting. Turfgrass is discouraged and is limited to ten percent of the 
landscape area.  

(2) Building permit requests. Requests for building permits for permanent on premises signs must adhere 
to the unified signage plan, which will be kept on file in the Community Development Department. 
Requests to permit a new sign, or to relocate, replace or structurally alter an existing sign must be 
accompanied by a unified sign plan for the building or project the sign is accessory to. Existing 
permitted signs may remain in place; however, all future requests for permits, whether for a new sign, 
or relocation, alteration, or replacement of an existing sign, must adhere to the unified sign plan for 
the property.  
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(LDC 1994, § 10-630; Ord. No. 98-28, § 2, 12-8-1998) 

Secs. 10-631—10-639. Reserved. 

Sec. 10-640. Out parcels. 

Staff note: Removed duplications from this section found in other locations of the code. 

(a) Purpose and intent. The purpose and intent of these provisions is to ensure unified architectural design and 
site planning between out-parcel buildings and the main buildings on the site. to enhance the visual impact 
of the buildings, and to provide for safe and convenient vehicular and pedestrian access and movement 
within the site.  

(1) All exterior facades of an out-parcel building must be considered primary facades and must employ 
architectural, site, and landscaping design elements which are integrated with and common to those 
used on the main development on-site including colors and materials, associated with the main 
building.  

(2) When the use of common wall, side-by-side development occurs, continuity of facades and 
consolidated parking for several businesses on one parking lot may be used.  

(3) Out-parcel structures that are adjacent to each other must provide for vehicular connection between 
their respective parking lots and provide for interconnection of pedestrian walkways.  

(LDC 1994, § 10-640; Ord. No. 98-28, § 2, 12-8-1998) 

Secs. 10-641—10-649. Reserved. 

Sec. 10-650. Exceptions and interpretations. 

Staff note: Resolves conflict with LDC 10-104 which provides administrative deviations for certain requirements and 
provide a greater opportunity for innovative design improvements.   

(a) Exceptions. Unless specifically indicated to the contrary, deviations and variances to the provisions of this 
article may not be granted due to the flexibility and choice of design incorporated into the provisions.  

(b) Interpretations. Should an applicant and staff be unable to concur on the application of a specific provision or 
provisions of this article, the Community Development Director is authorized to make a final determination. 
The Director must render a finding in writing within 15 days of receipt of a written request from the 
applicant. The determination of the Community Development Director may not be appealed.  

(LDC 1994, § 10-650; Ord. No. 98-28, § 2, 12-8-1998) 

Secs. 10-6510—10-700. Reserved. 
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AMENDMENT SUMMARY 

Issue: Outdoor lighting standards limit illumination levels at property lines and do not provide 
exceptions for parcels under unified control or for lighting needs at access points and off‑site 
sidewalks. The calculated area for onsite garbage and recycling does not meet the requirements 
established in the Ordinance. 
 
Solution: Expand administrative deviation provisions to allow greater flexibility in meeting lighting 
standards under specific site conditions. Update the calculation table in LDC 10‑261(a) to align 
fully with the requirements established in the Ordinance. 
 
Outcome: Streamline the development process by allowing administrative deviations for specific 
lighting requirements and ensuring that code provisions are fully aligned with the Ordinance 
language. 
 

 

Sec. 10-104. Deviation and variances. 

Staff note: New deviation sections added to allow for a simpler administrative process for certain qualifying 
situations. 

(a) Provisions where deviations are authorized. The Director is hereby authorized to grant deviations from the 
technical standards in the following sections of this chapter:  

(1) Section 10-261 (refuse and solid waste disposal facilities); 

(2) Section 10-262(c)(1), (standards and criteria); limited to illumination levels at the site access and offsite 
sidewalks adjacent to the site; and adjacent properties with owner consent. 

(23) Section 10-283 (access streets);  

(34) Section 10-285 (intersection separations);  

(45) Section 10-291(3) (additional means of ingress/egress);  

(56) Section 10-296(b), Table 2 (right-of-way width specifications for streets);  

(67) Section 10-296(e) (wearing surface, base, subgrade, cross section widths);  

(78) Section 10-296(d)(4) (drainage);  

(89) Section 10-296(d)(11), Table 3 (pavement design);  

(910) Section 10-296(j) (intersection designs);  

(101) Section 10-296(k) (cul-de-sacs);  

(112) Section 10-322 (swale sections);  

(123) Section 10-329(d)(1)a. (setbacks for water retention/detention excavations);  

(134) Section 10-329(d)(4) (excavation bank slopes and percent hardening), except that development in the 
Airport Wildlife Hazard Protection Zone is subject to compliance with Section 10-418(5);  

(145) Section 10-352 (public water);  
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(156) Section 10-353 (public sewer);  

(167) Section 10-384(c) (water mains);  

(178) Section 10-415(b) (indigenous native vegetation);  

(189) Section 10-418(3) (percent hardening and compensatory littorals);  

(1920)Section 10-441 (mass transit facilities);  

(201) Section 10-416(c) (landscaping of parking and vehicle use areas);  

(212) Section 10-610 (site design standards and guidelines for commercial developments);  

(223) Section 10-620(d)(4)a. (requiring full parapet coverage for roofs utilizing less than or equal to 2V:12H 
pitch);  

(234) Section 10-716 (piping materials in right-of-way);  

(245) Sections 10-329(f) and 10-418(4) (restoration of existing bank slopes and littoral designs).  

No changes proposed to 10-104(b) through 10-104(j) 

Sec. 10-261. Refuse and solid waste disposal facilities. 

Staff note: Correct the calculation for  garbage and recycling collections areas are to align with Ordinance 
requirements. 

(a) Provision of container spaces. All new construction of multifamily residential developments, commercial 
businesses, and industrial uses must provide sufficient on-site space for the placement of garbage containers 
or receptacles, and sufficient space for recyclable materials collection containers. At a minimum, the 
following area requirements must be provided:  

Commercial/Industrial 
Business Building sq. ft.  

Special 
Notes or 
Regulations  

Multifamily 
Development Units  

Minimum sq. 
ft. for Garbage 
Collection  

Minimum sq. 
ft. for 
Recyclable 
Collection  

 Note (1)  5—25  120  96  
  25+  120 sq. ft. for 

first 25 units, 
plus 86.7 sq. ft. 
for each 
additional 
dwelling unit  

96 sq. ft. for 
first 25 units, 
plus 81.3 sq. ft. 
for each 
additional 
dwelling unit  

0—5,000    60  24  
5,001—10,000    80  48  
10,001—25,000    120  96  
25,000+    120 sq. ft. for 

first 25,000 sq. 
ft., plus 86.7 
sq. ft. for each 
additional 
1,000 sq. ft.  

96 sq. ft. for 
first 25,000 sq. 
ft., plus 81.3 
sq. ft. for each 
additional 
1,000 sq. ft.  
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Notes:  

1) Mini warehouse* developments must calculate the minimum enclosure size in relation to the 
square footage of the office and caretaker's residence. *See Warehouse, public, Storage, dead, 
and Warehouse, hybrid.  

No changes proposed to 10-261(b) through 10-261(e) 
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