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NOTICE OF PUBLIC HEARING 
 
The Lee County Board of County Commissioners will hold a public hearing at 9:30 am on Wednesday, 
November 5, 2025 in the Board Chambers at 2120 Main St., Ft. Myers, FL, to review the written 
recommendations made by the Hearing Examiner and make a final decision on the case(s) below.  
 
DCI2024-00037 / Savanna Lakes MPD 
 
Request to amend the Savanna Lakes MPD (Resolution Z-99-049, as amended) to increase the total 
number of residential units from 1,477 to 2,300, reconfigure the master concept plan, add two deviations, 
propose amendments to the property development regulations table, and update conditions. 
 
Located at Along Grant Blvd, Parkdale Blvd and Homestead Road in Lehigh Acres. Owner: GA Pinnacle 
Savanna Lakes, LLC. 
 
DCI2024-00040 / North Captiva LCEC Essential Service Facility 
 
Request to rezone 0.24± acres from Residential Single family (RS-1) to Community Facilities Planned 
Development (CFPD), to allow for Administrative Office, Essential Service Facilities, Group I, and 
Temporary Employee Housing. 
 
Located at Located at the intersection of Spanish Gold Lane and Hodgepodge Lane, across the street from 
the North Captiva Fire Station, North Captiva Community Planning Area, Lee County FL 
 
Copies of the Hearing Examiner's recommendation may be obtained or the file reviewed at the Zoning 
Section, 1500 Monroe St., Ft. Myers, FL. Telephone (239) 533-8585 for additional information. Owner: Lee 
County Electric Cooperative, Inc. 
 
DCI2024-00025 / Sanibel Siesta RV Resort 
 
Request to rezone 50.52± acres from Mobile Home Residential (MH-2) and Agricultural (AG-2) to 
Recreational Vehicle Planned Development (RVPD) to allow for the development of a transient RV park 
with a maximum of 404 recreational vehicle lots. 
 
Located at 16271 McGregor Blvd., Iona/McGregor Planning Community Lee County, FL. Owner: Fort Myers 
21, LLC. 
 
If you did not appear before the Hearing Examiner or otherwise become a participant for that case 
in which you wish to testify, the law does not permit you to address the Board of County 
Commissioners. 
 
Statements before the Board of County Commissioners regarding the zoning case will be strictly 
limited to testimony presented to the Hearing Examiner, testimony concerning the correctness of 
the findings of fact or conclusions of law contained in the record, or to allege the discovery of new, 
relevant information which was not available at the time of the hearing before the Hearing Examiner.  
 
Any document that a participant of record intends to submit must have been submitted as part of 
the record in the hearing before the Hearing Examiner or the document is relevant new evidence 
that was not known or could not have been reasonably discovered by the participant at the time of 
the hearing before the Hearing Examiner.  All other documents will not be accepted by the Board. 
To ensure compliance with these regulations, copies of documents not submitted as part of the 
record before the Hearing Examiner must be provided to the Applicant and County Staff 
(BCherry2@leegov.com) not less than 2 days before the date of the zoning hearing. 
 
If a participant decides to appeal a decision made by the Board of County Commissioners with 
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respect to any matter considered at this hearing, a verbatim record of the proceeding will be 
necessary to appeal a decision made at this hearing. 
 
In accordance with the Americans with Disabilities Act, Lee County will not discriminate against 
qualified individuals with disabilities in its services, programs, or activities.  To request an 
auxiliary aid or service for effective communication or a reasonable modification to participate, 
contact the ADA Coordinator, Dr. Ranice Monroe, (239) 533-8782, ADArequests@leegov.com or 
Florida Relay Service 711. Accommodation will be provided at no cost to the requestor.  Requests 
should be made at least five business days in advance. 
 
 



NOTICE OF PROPOSED AMENDMENTS TO THE 
LEE COUNTY COMPREHENSIVE LAND USE PLAN 

 
The Lee County Board of County Commissioners will hold a public hearing to consider the 
proposed amendments to the Lee County Comprehensive Land Use Plan (Lee Plan) on 
Wednesday, the 5th day of November, 2025. The hearing will commence at 9:30 a.m., or 
as soon thereafter as can be heard, in the Board Chambers, 2120 Main Street in 
Downtown Fort Myers, Florida.   
 
At the hearing, the Board proposes to adopt two ordinances amending the Lee Plan as 
follows: 

 
CPA2025-00001 HONC 41 CPA - Amend Lee Plan Map 1-A, Future Land Use Map, 
to redesignate the 19.36-acre subject property to the Central Urban future land use 
category from the Suburban future land use category. The subject property is 
located along the west side of North Tamiami Trail, approximately 0.25 miles south 
of Del Prado Boulevard North. 
 
CPA2024-00006 Horizon Tamiami - Amend Lee Plan Map 1-C, Mixed Use Overlay, 
to add 20.2 acres of the subject property to the Mixed-Use Overlay. The property is 
located at the northeast corner of the intersection of Brooks Road and North 
Tamiami Trail in North Fort Myers. 

 
Documentation for the Proposed Comprehensive Plan Amendments is available at 
https://www.leegov.com/dcd/planning/cpa or at the Department of Community Development 
located at 1500 Monroe Street, Fort Myers, Florida. This meeting is open to the public. 
Interested parties may appear at the meeting and be heard with respect to the Proposed 
Plan Amendments. A verbatim record of the proceeding will be necessary to appeal a 
decision made at this hearing. 
 
It is the intent of the Board of County Commissioners that the provisions of the 
Comprehensive Plan Amendments may be modified as a result of consideration that may 
arise during Public Hearing(s). Such modifications shall be incorporated into the final 
version. 
 
Lee County will not discriminate against individuals on the basis of race, color, national 
origin, sex, age, disability, religion, income or family status. To request language 
interpretation, document translation or an ADA-qualified reasonable modification at no 
charge to the requestor, contact the ADA Coordinator Ranice Monroe, (239) 533-0255, 
ADArequests@leegov.com, Florida Relay Service 711, at least five business days in 
advance. El Condado de Lee brindará servicios de traducción sin cargo a personas con el 
idioma limitado del inglés. 

https://www.leegov.com/dcd/planning/cpa
mailto:ADArequests@leegov.com
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List of Hearing Attendees by Case 

 
Case Number Name Party 

DCI2024-00037 
Savanna Lakes MPD 

Richard Akin 
Henderson, Franklin, Starnes & Holt 

Applicant 

Daniel Delisi, AICP 
Delisi, Inc. 

Applicant 

David Kraizgrun 
GA Pinnacle Savanna Lakes 

Applicant 

Bridgette Thebault 
Passarella & Associates, Inc. 

Applicant 

Ted Treesh, PE 
TR Transportation Consultants 

Applicant 

Jeff Wasko, PE 
Barraco & Associates, Inc. 

Applicant 

Derek Felder Public Participant 
Andrea Keppel Public Participant 
Marsha Stephens Public Participant 
Harry Usagueri Public Participant 

DCI2024-00040 
North Captiva LCEC 
Essential Service 
Facility 

Richard Akin 
Henderson, Franklin, Starnes & Holt 

Applicant 

Ray Boss 
LCEC 

Applicant 

Cesarina Candelier 
Harvard Jolly PBK 

Applicant 

Tricia Dorn 
LCEC 

Applicant 

David Kulsveen 
Landesco 

Applicant 

Linda Miller, AICP 
Avalon Engineering 

Applicant 

Paul Owen 
Owen Environmental 

Applicant 

Brendan Sloan, PE 
Avalon Engineering 

Applicant 
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Case Number Name Party 

DCI2024-00040 
North Captiva LCEC 
Essential Service 
Facility 
(Continued) 

Lacey Farley Public Participant 
Scott Farley Public Participant 
Jonathan Flyte Public Participant 
Daryl Max Forgey, AICP Public Participant 
Richard Gross Public Participant 
Alex Murphy Public Participant 
Mark Muller Public Participant 
Duncan Rosen Public Participant 
Kasey Stilson Public Participant 
Tayor West Public Participant 
David Wilcox Public Participant 
Desiree Wilson Public Participant 

DCI2024-00025 
Sanibel Siesta RV 
Resort 

Carl A. Barraco, PE 
Barraco & Associates, Inc. 

Applicant 

Vince Cautero, AICP 
Barraco & Associates, Inc. 

Applicant 

Joel Christensen 
Fort Myers 21 

Applicant 

Megan Strayhorn 
Strayhorn, Persons-Mulicka & Fisher 

Applicant 

Justin Walsh 
RS Walsh Landscaping, Inc. 

Applicant 

John Crawford Public Participant 
Dale Givens Public Participant 
Patricia Givens Public Participant 
Kelly Halle Public Participant 
Martha A. Lowe Public Participant 
Christine Tomlin Public Participant 
Adam Sewall Public Participant 
Frank Stipkovich Public Participant 
Stephanie Stipkovich Public Participant 
Tanya Wojcik Public Participant 

CPA2024-00006, 
Horizon Tamiami 

Dean Martin Applicant  
Veronica Martin  Applicant  
Megan Strayhorn Applicant  
James Ailant  Public Participant  
Roger Horton  Public Participant  
Mary Sandro  Public Participant  
Michael O’Neill Public Participant  

CPA2025-00001, 
Honc 41 

Cindy Leal Brizuela Applicant 
Brian Smith Applicant 
Daniel Stovall Applicant 
Yury Bykau Applicant 
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Savanna Lakes MPD 



 

 

 
 

CASE NUMBER & NAME: 
 
 

DCI2024-00037 / Savanna Lakes MPD 

REQUEST: 
 
 

Request to amend the Savanna Lakes MPD (Resolution Z-99-
049, as amended) to increase the total number of residential 
units from 1,477 to 2,300, reconfigure the master concept plan, 
add two deviations, propose amendments to the property 
development regulations table, and update conditions. 

 

RESOLUTION NUMBER: 
 
 

Z-25-020 

LOCATION: 
 

178 Grant Blvd., Fort Myers Planning Community, Lee County, 
FL 

  
OWNER: GA Pinnacle Savanna Lakes LLC 
 
 

 

APPLICANT: 
 
 

GA Pinnacle Savanna Lakes LLC 

AGENT: 
 
 

Daniel DeLisi 

DeLisi, Inc. 

520 27th Street 

West Palm Beach, Florida 33407 

 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

Approval, subject to conditions and deviations. 

PARTICIPANTS:  
 

1. Derek Felder 
2. Andrea Keppel 
3. Marsha Stephen 
4. Hary Usaquen 
5. Johanna Barahona 
 

 



Summary of Hearing Examiner Recommendation 

SAVANNA LAKES MPD 

The request revises development parameters of a mixed use planned development in 
south Lehigh Acres first approved in 1999. 

Revisions to the plan of development reflect market demand for a wider range of housing 
types. The request increases residential dwellings from 1,477 to 2,300, reduces 
commercial square footage, and eliminates hotel uses. 

The Hearing Examiner finds these changes consistent with Lee Plan directives for diverse 
housing options to meet the needs of County residents. Relocation of the commercial 
tract closer to the intersection of Homestead and Milwaukee Boulevards concentrates 
commercial activity at an intersection that is an emerging commercial node. 

Detailed recommendation follows 
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA 

HEARING EXAMINER RECOMMENDATION 

REZONING: DCl2024-00037 

SAVANNA LAKES MPD Regarding: 

Location: Address 
Lehigh Acres Planning Community 
(District 5) 

Hearing Date: September 18, 2025 

I. 

II. 

Ill. 

Request 

Amend the 371.62 acre Savanna Lakes Mixed Use Planned Development (MPD) 
to increase residential unit count from 1,477 to 2,300, reduce commercial square 
footage to 30,000 square feet, eliminate hotel uses, amend property development 
regulations, update the Master Concept Plan and conditions, and add deviations. 

The property legal description is set forth in Exhibit A. 

Hearing Examiner Recommendation 

Approve, subject to conditions and deviations in Exhibit B. 

Discussion 

The Hearing Examiner serves in an advisory capacity to the Board of County 
Commissioners (Board) on applications to rezone property to the planned 
development zoning district. 1 In furtherance of this duty, the Hearing Examiner 
accepted testimony and evidence on an application to amend the zoning approvals 
of the Savanna Lakes Mixed Use Planned Development (MPD). Staff 
recommended approval with conditions. 

In preparing a recommendation to the Board, the Hearing Examiner must apply 
the County's Comprehensive Plan (Lee Plan), Land Development Code (LDC), 
and other County regulations to facts presented at hearing. The record must 
contain substantial competent evidence to support the recommendation. 

1 LDC §34-145(d)(4) a. 



Case: DCl2024-00037 

Discussion supporting the Hearing Examiner's recommendation of approval, with 
conditions below.2 

Request 

The request amends the Master Concept Plan (MCP), development parameters. 

The MCP reflects the following development parameters: 

2,300 dwelling units 
30,000 square feet of commercial floor area. 
Maximum building heights: 45 feet. 3 

Add two deviations from LDC standards. 

The 371.52 acres prompting the amendment has frontage on S.R. 82, Grant 
Boulevard, Milwaukee Boulevard, Parkdale Boulevard, and Homestead Road. 

History 

The County originally zoned the 1,138 acre Savannah Lakes project to MPD in 
1999, approving 1,599 residential units, 75 motel units, and 100,000 square feet 
of commercial floor area.4 Maximum building height was 45 feet. The resolution 
included 11 deviations from the LDC.5 The original MPD included property north 
and south of Milwaukee Boulevard.6 

The Board approved a reduction in residential intensity from 1,599 to 1,477 
dwelling units in 2007.7 

In 2010, the Board approved a request to remove 18 acres from the MPD at the 
corner of Milwaukee Boulevard and Homestead Drive S.8 The resolution rezoned 
the 18 acres to CPD, leaving approximately 822.5 acres of developable area in the 
Savannah Lakes MPD.9 Applicant controls approximately 371.62 of those acres 
south of Milwaukee Boulevard and seeks to amend the MCP development 
approvals to accommodate a new plan of development increasing the dwelling unit 
count, removing hotel uses, and decreasing commercial square footage. 

2 Hearing Examiner codified conditions and deviations from prior approvals, eliminating those no longer 
applicable. 
3 Buildings outside of Lehigh's Specialized Mixed-Use Nodes are limited to a maximum of three stories or 
45 feet unless greater heights are approved by deviation. LDC §33-1417. 
4 Z-99-049 approved November 1, 1999. 
5 Id. 
6 The south of Milwaukee Boulevard, the MCP placed development tracts around a 298 acre preserve area. 
The preserve is owned and managed by the Lehigh Acres Municipal Services Improvement District. The 
remaining acres consisted of various development tracts slated for motel, residential, and commercial uses. 
7 Z-06-074 approved April 16, 2007. 
8 Z-10-021 approved September 20, 2010. 
9 Heavy Tree Center CPD. Z-10-021 approved September 20, 2010. The 18.07 acre Heavy Tree Center 
CPD included property north and south of Milwaukee Boulevard at the intersection of Homestead Road S. 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

Lee Plan 

The Lee Plan regulates land development activity. 10 The Future Land Use Map 
divides the County into future urban, nonurban, and environmentally sensitive 
areas. All development must be consistent with the Lee Plan, including the Future 
Land Use Map. 11 

The property's future land use designation is Urban Community and Wetlands. 12 

The Urban Community is characterized by a mix of relatively intense commercial 
and residential uses. 13 The Lee Plan encourages mixed use development in the 
Urban Community.14 The proposed amendment retains previously approved 
commercial and residential land uses in furtherance of these Lee Plan directives. 
Standard density in the Urban Community ranges from one to six units per acre. 15 

The request seeks a project density of 2.8 units per acre. 

A small area of the property is designated Wetlands. Wetlands may develop with 
low-density residential and recreational uses that do not adversely affect the 
ecological functions of wetlands. 16 The area will remain designated as wetland until 
a jurisdictional wetland determination clarifies precise boundaries.17 

The Savannah Lakes MPD preexisted the Board's adoption of the Lehigh Acres 
Community Plan and corresponding LDC regulations. 18 Existing approved planned 
developments may be voluntarily brought into compliance with the community 
plan.19 Applicant's representatives testified on the record the intent is to comply 
with the Lehigh Community's LDC development standards.20 

10 LDC §34-491. Approximately 215.31 acres of the MPD north of Milwaukee Boulevard is approved for a 
total of 669 single family residences pursuant to development orders DOS 2020-00120 and DOS 2022-
00166. 
11 Lee Plan Policy 2.1.2; LDC §§34-411 (a), 34-491: Rezonings must be consistent with Lee Plan goals, 
objectives, and polices. Potential conflicts between the Lee Plan and the LDC must be resolved in favor 
of the Lee Plan. 
12 Property designated Urban Community are considered Future Urban Areas. See Lee Plan Chapter XIV: 
Glossary definition of Future Urban Areas. 
13 Lee Plan Policy 1.1.4; Residential, commercial, public, and quasi-public, and limited light industrial land 
uses are permissible in the Urban Community. 
14 Lee Plan Objective 11.1. and Policies 1.1.4, 11.1.1, 11.1.2. 
15 Maximum total density is typically ten units per acre but may be as high as 15 units per acre using Greater 
Pine Island Transfer of Development Units. Lee Plan Policy 1.1 .4. 
16 Lee Plan Policy 1.5.1. 
17 Applicant has not provided a formal wetland jurisdictional determination to staff. Accordingly, upland and 
wetland acreages are subject to further review and approval consistent with Lee Plan Policies 124.1.2, 
124.1.3. 
18 The Board adopted the Lehigh Acres Planning Community LDC regulations in 2012. 
19 LDC §33-1402. 
20 Testimony of Daniel Delisi, AICP. 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

The Lehigh Acres Community Plan prioritizes vibrant commercial and employment 
centers, and pedestrian friendly mixed use activity centers.21 The Economic 
Element directs the County to strive for a diversified economy to ensure maximum 
employment opportunities.22 The element also directs the county to ensure 
development of a variety of housing options to support a diverse workforce. 23 The 
request reduces permissible commercial square footage to 30,000 square feet. 
The tract slated for commercial uses is directly adjacent to a Commercial Overlay 
zone at the intersection of Milwaukee and Boulevard and Homestead Road.24 

Approved commercial uses will serve residents of the project and the greater 
Lehigh community. 

The Lee Plan Housing Element also directs the County to ensure a mix of 
residential housing types and designs.25 The request expands the range of 
permissible housing to include single family, duplex, two family attached, 
townhouse, multiple family buildings, and zero lot line products. 

The School Board anticipates the request will generate 564 school aged children.26 

Lee Plan directives require residential developments to provide pedestrian and 
bicycle access for school children.27 Designing the project to accommodate safe 
school bus access by children and bicycles is prudent since the project will 
generate a significant number of students.28 Staff recommended a condition to 
ensure the project design accommodates safe pedestrian and bicycle access to 
school buses at the time of development order permitting. Conditioning project 
design at the outset reduces the likelihood of future design conflicts.29 

Compatibility 

The County evaluates compatibility during zoning.3° Compatibility exists when land 
uses exist in proximity and no one use unduly negatively impacts another. 31 The 
planned development zoning district allows flexibility in site design to address 

21 Lee Plan Goal 25. See also Goal 158. 
22 Lee Plan Goal 158. Objective 158.2, Policy 158.2.1. 
23 Lee Plan Goals 5, 160, Objective 160.1, Policies 160.1.3, 160.2.2. 
24 Lee Plan Objective 25.6, Map 2-B. 
25 Lee Plan Policy 135.1.9. 
26 Staff Report Attachment S: Lee School Board Concurrency Report. 
27 Lee Plan Policy 67.3.7. 
28 Developing the site to provide safe access to school buses is consistent with the transportation and 
Community Facilities and Services elements of the Lee Plan. Lee Plan Policies 39.3.2, 67.3.7, 68.3.7. 
29 In addition to Lee Plan directives in Policy 67.3.7, internal sidewalks connecting to future school bus 
stops will achieve Lee Plan directives for bicycle and pedestrian interface with transit. See Lee Plan Policies 
43.1.1. (Provide access for bicycle and pedestrian interface with transit by linking bicycle/pedestrian 
facilities with bus stops.), 43.1.2.(maintain efforts to provide construction of bus stop amenities), 43.3.3. 
30 LDC §34-145(d)(4). 
31 Florida Statutes s. 163.3164(9); Lee Plan Policy 135.9.6, LDC 34-411(i). 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

32 Id. 

potential incompatibilities with neighboring development.32 Planned development 
zoning is useful when integrating new development with surrounding land uses.33 

Surrounding properties are zoned for residential and commercial use.34 

Development patterns in the area feature platted single family lots and 
commercially zoned property at the Homestead Road intersection. A parcel 
recently zoned for multi-family residential uses abuts the property to the south on 
S.R. 82. 

Appropriate intensity is determined on a case-by-case basis in accordance with 
the Lee Plan and nature of surrounding land uses.35 Proposed development 
parameters include 2,300 dwelling units and 30,000 square feet of commercial 
use. The parameters are consistent with development in the Urban Community. 
The increased density promotes infill development in an area with public facilities 
capable of supporting intense development patterns.36 

The MCP uses creative site design to protect neighboring residential land uses 
with open space, stormwater management areas, and landscaping.37 The design 
addresses potential incompatibilities with surrounding land uses.38 

LDC 

Development must comply with the LDC or request deviations.39 A "deviation" is a 
departure from a land development regulation.40 

The requested MPD amendment includes 12 deviations. Applicants must 
demonstrate deviations enhance the project and will not be detrimental to the 
public.41 Staff recommended approval of the two new deviations. The Hearing 
Examiner agrees with this recommendation. 42 

33 LDC §34-612(2). 
34 Surrounding properties are zoned RS-1 and CPD. The project constitutes infill development consistent 
with development patterns in the area. Lee Plan Policy 39.2.1. 
35 LDC §34-413. 
36 Lee Plan Goal 2, Objectives 2.1, 2.2, Policies 2.2.1, 6.1.7, 135.9.7. 
37 Staff Report Attachment D: MCP. The MCP depicts buffers in compliance with LDC §§10-425, 33-
1405(c) and 34-411(h). 
38 Lee Plan Policies 5.1.5, 6.1.4, LDC §34-411 (i). 
39 LDC 34-411(b). 
40 LDC §34-2. 
41 LDC §34-373(a)(9). 
42 The Hearing Examiner may recommend approval, approval with modifications, or denial of deviations 
based on findings that a deviation (1) enhances the planned development and, (2) preserves/promotes 
public health, safety, and welfare. LDC §34-377(a)(4). 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

Development in the Lehigh Acres Planning District is subject to the Lehigh Acres 
Community Plan.43 Community specific LDC regulations require zoning 
applications to conduct a public hearing in the community prior to the Hearing 
Examiner hearing.44 Applicant conducted an advertised meeting within Lehigh at 
the offices of the Lehigh Acres Municipal Services Improvement District.45 Future 
development orders will also be subject to community review.46 

The Lehigh Community planning regulations limit building height outside Lehigh's 
Specialized Mixed-Use Nodes to a maximum of three stories or 45 feet unless 
greater heights are approved by deviation.47 The request does not request a 
deviation from this height limitation. Accordingly, maximum proposed building 
heights remain at 45 feet. 48 

Environmental/Natural Resources 

Rezoning requests must not adversely affect environmentally critical/sensitive 
areas or natural resources. 

The property is vacant, partially cleared, and with native and exotic vegetation. 
The MCP arranges development tracts around a large preserve managed by the 
Lehigh Acres Municipal Services Improvement District (LAMSID).49 

The LDC requires protected species management plans for protected species with 
development order submittals.50 Applicant's protected species survey disclosed 
110 Gopher Tortoise burrows. 51 The gopher tortoise and its burrow are protected 
by Florida law.52 If tortoises cannot be preserved on site, the law requires 
relocation of gopher tortoises prior to development activity. The property owner 
must secure authorization from the Florida Wildlife Commission (FWC) to relocate 
gopher tortoises to an approved recipient site in accordance with FWC Gopher 
Tortoise Permitting Guidelines.53 Applicant's representative testified that some 
tortoises would be preserved on site; the remainder will be relocated in accordance 
with FWC permitting guidelines. 

43 Lee Plan Goal 25 and supplemental development regulations in LDC §33-1400 et seq. Future 
development permits, including development orders, must comply with community standards. 
44 LDC §33-1401 (a)(2). 
45 Staff Report Attachment L: Meeting held January 23, 2025. LDC §33-1401 (a). 
46 The LDC requires development order and building permit applications to comply with the Lehigh Acres 
Planning Community regulations. LDC §§33-1400(c). 33-1401(a). 
47 LDC §33-1417. 
48 The Lehigh Community planning regulations limit building height outside Lehigh's Specialized Mixed-Use 
Nodes to a maximum of three stories or 45 feet unless greater heights are approved by deviation. LDC §33-
1417. The request does not request a deviation from this height limitation. 
49 Lee Plan Policy 77.3.4, LDC §34-411. 
50 LDC §10-473. 
51 Staff Report Attachment I: Applicant's Environmental Report - Savanna Lakes Property Lee County 
Protected Species Survey dated August 2024 prepared by Passarella & Associates, Inc. 
52 Chapter 68A-27 FAC. 
53 Lee Plan Policy 123.8.1. An updated species survey is required during development order permitting. 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

Development will impact a small quantity of wetlands. Applicant must secure 
necessary approvals from permitting agencies prior to construction. 54 

Development order submittals ensure buffers and landscaped areas follow 
Xeriscape principles.55 

The Hearing Examiner finds the requested amendments to the MPD will not harm 
environmentally critical/sensitive areas or natural resources. 56 

Transportation 

Requests to rezone property must provide access to support the development and 
address impacts to transportation facilities through County regulations and 
conditions of approval.57 

The property is located on the north side of SR 82, east of Grant Boulevard and 
west of Homestead Boulevard in south Lehigh.58 The MCP reflects access drives 
on Lee Boulevard, Milwaukee Boulevard, Parkdale Boulevard, and Grant 
Boulevard. 59 

Changes in the development parameters include increasing residential dwelling 
units, decreasing commercial square footage and deleting previously approved 
hotel uses. The Traffic Impact Statement (TIS) is based on the highest trip 
generation rates associated with the development.60 The TIS reflects that the 
proposed reduction in commercial intensity substantially decreases anticipated 
transportation impacts from an increase in dwelling units.61 Staff and Applicant's 
traffic analyses conclude the project will not negatively impact area roadways at 
buildout.62 

54 Id. If the District determines there are more wetlands than the environmental consultant observed, 
Applicant must update the MCP or mitigate through state and federal permitting procedures. 
55 Lee Plan Objective 126.2, Policy 126.2.1. Required landscape buffers must consist of native landscape 
to conserve water. 
56 Lee Plan 125.1.2. 
57 LDC §34-145(d)(4)a.1. 
58 Homestead Boulevard is a County maintained arterial roadway. Grant Boulevard is County maintained 
collector roadway. Lee County Administrative Code AC 11-1. 
59 LDC §34-411(d). 
60 Staff Report Attachment M: Traffic Impact Statement for Savanna Lakes MPD Lehigh Acres prepared by 
TR Transportation Consultants, Inc., and Staff Report Attachment N: LCDOT Staff Memo prepared by Tim 
Brooks, Project Manager, dated August 12, 2025. Both reports assumed project build out in 2030. 
61 Staff Report page 1. 
62 Staff Report Attachments M, N. Lee County DOT memo anticipates a reduction in trip generation rates 
over existing approvals. Specifically, the revised development parameters result in a 1,958 reduction in 
daily two way trips. (From 21,513 to 19,555). As a mixed use project, interaction between uses potentially 
reduces trip generation. This interaction is called "internal capture." Internal capture means trips typically 
coming from external sources will originate from the project, reducing project impact on surrounding 
roadways. 

Hearing Examiner Recommendation 
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Case: DCl2024-00037 

Road impact fees will adequately address project impacts to the County network. 
Further analysis of transportation impacts, including site related turn lane 
improvements, will occur during development order permitting. 

Public Services and Infrastructure 

Public services include facilities, capital improvements, and infrastructure 
necessary to support development.63 The Lee Plan requires an evaluation of public 
services during the zoning process.64 

Public services and infrastructure are available to serve the site.65 The property is 
surrounded by paved roads. Florida Governmental Utility Authority (FGUA) has 
potable water and sanitary sewer infrastructure in the area.66 The Lehigh Acres 
Fire District is available to provide fire protection and emergency medical services 
from Station 102.67 Lee County Sheriff provides law enforcement services from a 
station located on Homestead Road.68 

The Lee County School District anticipates the MPD will generate approximately 
564 school aged children. There are elementary, middle and high schools within 
the zone designated to serve Lehigh, but there are capacity constraints that will be 
addressed during permitting.69 

Large commercial and employment centers serving the greater Lehigh Community 
are within reasonable driving distance. 

The project will be integrated with surrounding development by automobile, 
pedestrian, and bicycle connections.70 SR 82 is improved with sidewalks and on­
road bikeways.71 Milwaukee Boulevard has sidewalks on the north side of the 
roadway. The Developer must comply with LDC requirements to provide 
pedestrian and bicycle improvements during development order permitting.72 

Development will be subject to road, park, school, fire, and emergency medical 
service impact fees. 73 

63 Public services and infrastructure available to serve the project will include public water and sewer, paved 
streets, parks and recreation facilities, libraries, police, fire and emergency services, urban surface water 
management, and schools. Lee Plan Goal 95, Objective 4.1, Standards 4.1.1, 4.1.2, 4.1 .4. 
64 Lee Plan Policy 2.2.1. 
65 Staff Report Attachments G, L. Lee Plan Goal 95, Policies 2.2.1, 5.1.3, 6.1.1, 6.1.4, Standards 4.1.2., 
4.1.3. 
66 Staff Report Attachment Q. Lee Plan Objective 4.1, Policies 25.9.1, 53.1.5, 56.1.4, Standards 4.1.1, 
4.1.2. 
67 Lehigh Acres Fire Control & Rescue District Station 102 is located on Homestead Road South. 
68 Lee County Sheriff 2nd Precinct Substation is within 306 miles of the property. Staff Report. 
69 Staff Report Attachment F: Applicant's Request Statement. 
70 Lee Plan Policies 39.1.3, 39.2.1. 
71 The road corridor is also part of the Charlotte-Lee-Hendry Trail. Lee Plan Map 4-E. 
72 LDC § 10-256 
73 LDC Chapter 2, Article VI. 
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IV. 

Conditions 

The County must administer the zoning process so proposed land uses minimize 
adverse impacts on adjacent property and protect County resources. 74 Conditions 
must plausibly relate to anticipated impacts, and pertinent to mitigating impacts to 
the public.75 The MPD is subject to conditions addressing impacts anticipated from 
development. 76 

Hearing Examiner revised conditions/deviation for clarity, compliance with state 
law and to remove LDC references applicable to development by Condition 1. 

Public 

The public spoke at hearing seeking information on drainage outflows, onsite 
amenities, housing products, and whether there would be gated access. 

Conclusion 

The Hearing Examiner recommends approval of the requested amendments to the 
Savanna Lakes MPD, subject to conditions in Exhibit B. 

The Hearing Examiner finds the proposed MPD amendments meet LDC criteria 
and, as conditioned , is compatible with surrounding development.77 

Findings and Conclusions 

Based on the testimony and exhibits presented in the record, the Hearing 
Examiner finds: 

A. The requested amendment to the Savanna Lakes MPD is consistent with 
the Lee Plan. Lee Plan Goals 2, 4, 5, 6, 11, 25, 53, 77, 95, 158, 160, 
Objectives 2.1, 2.2, 4.1, 5.1, 6.1, 11.1, 25.8, 25.10, 55 .1, 56 .1, 77.3, 126.2, 
158.2, 160.1, and Policies 1.1 .4, 2.1.1, 2.1.2, 2.2.1, 2.2.2, 5.1.2, 5.1.5, 6.1.1, 
6.1.3, 6.1.4, 6.1.5, 6.1.6, 11 .1.1, 25.8.2, 25 .10.1, 53.1.5, 56 .1.4, 67.3.7, 
135.1.9, 135.9.5, 135.9.6, 135.9.7, 158.2.1, 160.1.3, Lee Plan Maps 1-A, 1-
B, 2-A, 2-B, 3-D, 4-E, Tables 1 (a), 1 (b) 

B. As conditioned, the MPD amendment: 

1. Is consistent with the LDC or qualifies for deviations. LDC Chapters 
2, 10, 33, and 34. 

74 Lee Plan Policies 5.1.5, 135.9.6; LDC §§34-145(d)(4) a.2.(b), 34-377(a)(3), 34-411 , and 34-932(c) . 
75 LDC §34-932(b) . 
76 LDC §§34-83(b)(4) a.3, 34-377(a)(2)c; Lee Plan Objective 77.3, Policies 5.1.5, 6.1.4. 
77 Lee Plan Policy 6.1.4. 
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2. Is compatible with existing or planned uses in the surrounding area. 
Lee Plan Objectives 2.1, 2.2, 11.1, and Policies 1.1 .4, 5.1.5, 5.1.6, 
6.1.4, 11.1.1, 25.6.1, 135.9.5, 135.9.6, 135.9.7; LDC §§34-411, 34-
413. 

3. Provides sufficient road access to support proposed development 
intensity. Lee Plan Objective 25.8, Policies 6.1.5, 25.8.2, 39.6.4, 
43.1.1. 

4. Expected impacts on transportation facilities will be addressed by 
County regulations and conditions of approval. Lee Plan Objectives 
11.1, 39.1, Policies 38.1.1, 39.2.1, 43.1.1; LDC §§2-261 et seq., 34-
411. 

5. Will not adversely affect environmentally sensitive areas or natural 
resources. Lee Plan Goals 60, 61, 77, Objectives 25.10, 77.1, 77.2, 
77.3, 126.2, Policies 6.1.6, 25.10.1, 60.4.1, 60.4.2, 123.8.1, 125.1.2, 
126.1.4, 126.2.1, Standard 4.1 .4; and 

6. Public services and infrastructure will be available to serve the 
development. Goals 2, 4, 6, 25, 95, Objectives 2.1, 2.2, 4.1, 55.1, 
56.1, 67.1, 135.9.7, Policies 2.2.1, 5.11, 6.1.4, 25.9.1, 25.9.2, 53.1.5, 
56.1 .4, Standards 4.1.1, 4.1.2. 

C. The proposed uses are appropriate at the location. Lee Plan Goals 2, 4, 5, 
6, 11, 25; Objectives 2.1, 2.2, 11.1, Policies 1.1 .4, 2.1.1, 2.1.2, 5.1.2, 5.1.6, 
6.1.7, 6.1.8, 11.1.1, 25.9.2,135.9.5, 135.9.6, 135.9.7, 158.2.1, 160.1.3. 

D. The County regulations and recommended conditions provide sufficient 
safeguards to protect the public interest and relate to impacts expected from 
the proposed development. Lee Plan Objectives 77.3, 126.2, Policies 5.1.5, 
6.1 .4, 43.1.1, 53.1.5, 56.1.4, 67.3.7, 135.9.5, 135.9.6: LDC §§34-377(a)(3), 
34-411 and 34-932(c). 

E. Deviations recommended for approval enhance the planned development 
and preserve public health, safety, and welfare. LDC §§34-373(a)(9), 34-
377(a)(4). 
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Recommendation Date: September 24, 2025. 

Donna Marie C 
Chief Hearing 

Lee County Hearing Examiner 
1500 Monroe Street, Suite 218 
Post Office Box 398 
Fort Myers, FL 33902-0398 

Exhibits to Hearing Examiner's Recommendation 

Exhibit A Legal Description and Vicinity Map 
Exhibit B Recommended Conditions and Deviations 
Exhibit C Exhibits Presented at Hearing 
Exhibit D Hearing Participants 
Exhibit E Information 
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Exhibit A 

LEGAL DESCRIPTION AND VICINITY MAP 

Exhibit A, Legal Description and Vicinity Map 



Exhibit A 

www.barraco.net 
Civil Engineers, Land Surveyors and Planners 

DESCRIPTION 

Parcel in 
Sections 16, 17 and 18, Township 45 South, Range 27 East 

Lee County, Florida 

A tract or parcel of land being a portion of the record plat of "MIRROR LAKES" recorded in 
Plat Book 27, Page 83, Lee County Records, lying in Sections 16, 17 and 18, Township 45 South, 
Range 27 East, Lee County, Florida, said tract or parcel of land being more particularly 
described as follows 

BEGINNING at the Northeast corner of said Section 18 run N89°08'48"E along the 
North line of the Northwest Quarter (NW 1/ 4) said Section 17 for 2,565.02 feet to 
an intersection with the Westerly line of UNIT 7 of said record plat; thence run 
Soo 0 50'3o"E along said Westerly line for 99.98 feet to an intersection with the 
South line of a Canal shown on said record plat; thence run along said South line 
the following courses: N89°09'3o"E for 2,766.27 feet and N88°17'42"E for 1,243.95 
feet intersection with the Westerly right of way line of Homestead Road (Richmond 
Avenue per plat), of said record plat; thence run Soo 0 55'43"E along said Westerly 
right of way line for 966.92 feet to an intersection with the Northerly line of 
PARCEL "A" as described in a deed recorded in Instrument No. 2009000075218, 
Lee County Records; thence run along the Northerly and Westerly line of said 
PARCEL "A" the following courses: S89°04'17''W for 800.00 feet and Soo 0 55'43"E 
for 756.89 feet to an intersection with the Northerly right of way line of Milwaukee 
Boulevard (106' wide right of way) as described in a deed recorded in Official 
Records Book 4561, at Page 4816 and in Instrument No. 2013000045583, both of 
the Public Records of Lee County, Florida; thence run along the Northerly, 
Easterly and Southerly right of way line of said Milwaukee Boulevard the following 
courses: N89°04'17''E for 800.00 feet; Soo 0 55'43"E for 106.00 feet and 
S89°04'17"W for 330.00 feet to an intersection with the Westerly line of PARCEL 
"B" as described in a deed recorded in Instrument No. 2009000075218, Lee 
County Records; thence run along the Westerly and Southerly line of said PARCEL 
"B" the following courses: Soo 0 55'43"E for 550.00 feet and N89°04'17''E for 
332.92 feet to a point on a non-tangent curve and an intersection with the Westerly 
right of way line of Homestead Road (Richmond Avenue per plat), of said record 
plat; thence run Southerly along said Westerly right of way line along an arc of a 
curve to the left of radius 1,962.86 feet (delta 07°35'53") (chord bearing 
So7°51'12"E) (chord 260.11 feet) for 260.30 feet to an intersection with the 
Northerly line of LOT 1, BLOCK 80, of said record plat; thence run along the 
Northerly and Westerly line of LOTS 1 through 12, BLOCK 80 and LOTS 1 through 
23, BLOCK 124, of said record plat the following twelve (12) courses: S73°49'06"W 
for 119.97 feet to a point of curvature; Southwesterly along an arc of a curve to the 
left of radius 315.00 feet (delta 94°24'20") (chord bearing S26°36'56"W) (chord 
462.27 feet) for 519.02 feet to a point of compound curvature; Southeasterly along 
an arc of a curve to the left of radius 2,397.86 feet (delta 04 °55'47") (chord bearing 
S23°03'08"E) (chord 206.25 feet) for 206.31 feet to a point of reverse curvature; 
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DESCRIPTION (CONTINUED) 
Southerly along an arc of a curve to the right of radius 120.00 feet (delta 68°29'37") 
(chord bearing So8°43'47"W) (chord 135.06 feet) for 143-45 feet to a point of 
reverse curvature; Southerly along an arc of a curve to the left of radius 315.00 feet 
(delta 78°13'52") (chord bearing So3°51'4o"W) (chord 397-46 feet) for 430.10 feet 
to a point of compound curvature; Southeasterly along an arc of a curve to the left 
of radius 2,707.86 feet (delta 06°30'43") (chord bearing S38°30'38"E) (chord 
307.60 feet) for 307.77 feet to a point of reverse curvature; Southerly along an arc 
of a curve to the right of radius 137.94 feet (delta 90°00'00") (chord bearing 
So3°14'oo"W) (chord 195.08 feet) for 216.68 feet to a point of tangency; 
S48°14'oo"W for 482.15 feet to a point of curvature; Westerly along an arc of a 
curve to the right of radius 447.36 feet (delta 40°46'12") (chord bearing 
S68°37'06"W) (chord 311.65 feet) for 318.33 feet to a point of tangency; 
S89°00'12"W for 237.81 feet to a point of curvature; Southwesterly along an arc of 
a curve to the left of radius 100.00 feet (delta 89°55'55") (chord bearing 
S44°02'15"W) (chord 141.34 feet) for 156.96 feet to a point of tangency and 
Soo 0 55'43"E for 265.11 feet to an intersection with said Northerly right of way line 
of Parkdale Boulevard; thence run S89°00'13"W along said Northerly right of way 
line for 150.00 feet to an intersection with the East line of the Southeast Quarter 
(SE¼) of said Section 17; thence run Noo 0 55'43"W along said East line for 323.77 
feet to a point on a non-tangent curve and an intersection with the Westerly line of 
PARCEL 30, of said record plat; thence run along the Westerly, Southerly and 
Easterly line of said PARCEL 30 the following courses: Northwesterly along an arc 
of a curve to the left of radius 310.00 feet (delta 85°51'35") (chord bearing 
N46°12'14"W) (chord 422.28 feet) for 464.55 feet to a point of reverse curvature; 
Westerly along an arc of a curve to the right of radius 2,438.36 feet (delta 
05°31'26") (chord bearing N86°22'19"W) (chord 234.99 feet) for 235.08 feet to a 
point of tangency; N83°36'36"W for 260.00 feet to a point of curvature; 
Southwesterly along an arc of a curve to the left of radius 310.00 feet (delta 
90°00'00") (chord bearing S51°23'24"W) (chord 438-41 feet) for 486.95 feet to a 
point of tangency and So6°23'24"W for 310.00 feet to an intersection with the 
Northerly right of way line of Parkdale Boulevard, of said record plat; thence run 
along said Northerly right of way line, the following courses: N83°36'36"W for 
398.38 feet to a point of curvature and Southwesterly along an arc of a curve to the 
left of radius 1,602.61 feet (delta 55°55'33") (chord bearing S68°25'38"W) (chord 
1,502.93 feet) for 1,564.29 feet to a point of reverse curvature; thence run Westerly 
along the Northerly right of way line of Parish Drive of said record plat along an arc 
of a curve to the right of radius 30.00 feet (delta 87°53'38") (chord bearing 
S84 °24'4o"W) (chord 41.64 feet) for 46.02 feet to a point of tangency; thence run 
N51°38'31"W along said right of way line and continuing along the Northwesterly 
prolongation thereof for 155.85 feet to a point on a non-tangent curve; thence run 
Southwesterly along an arc of a curve to the left of radius 1,787.61 feet (delta 
00°57'41") (chord bearing S38°50'2o"W) (chord 30.00 feet) for 30.00 feet to a 
point of reverse curvature; thence run Westerly along an arc of a curve to the right 
of radius 275.76 feet (delta 75°40'06") (chord bearing S76°11'32"W) (chord 338.29 
feet) for 364.18 feet to an intersection with the Northerly right of way line of 
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DESCRIPTION (CONTINUED) 
Marabou Drive of said record plat; thence run N65°58'25"W along said Northerly 
right of way line for 710.94 feet to a point of curvature; thence run Northwesterly 
along an arc of a curve to the right of radius 90.00 feet (delta 53°50'30") (chord 
bearing N39°03'10"W) (chord 81.50 feet) for 84.57 feet to a point of reverse 
curvature; thence run Westerly along an arc of a curve to the left of radius 65.00 
feet (delta 149°38'59") (chord bearing N86°57'25"W) (chord 125.47 feet) for 169.77 
feet to a point of tangency and intersection with the Northerly prolongation of the 
Easterly line of LOT 3, BLOCK 114, of said record plat; thence run S18°13'06"W 
along said prolongation and continuing along said Easterly line of LOT 3 for 185.00 
feet to a point on a radial curve being the Southerly most corner of said LOT 3; 
thence run along the Northerly line of a Canal shown on said record plat the 
following courses: Westerly along an arc of a curve to the left of radius 1,379.39 feet 
(delta 19°12'54") (chord bearing N81°23'21"W) (chord 460-43 feet) for 462.60 feet 
to a point of tangency; S89°00'12"W for 544.71 feet and S89°39'36"W for 989.62 
feet to an intersection with the Easterly line of UNIT 33 of said record plat; thence 
run Soo 0 20'24"E along said Easterly line for 100.00 feet to an intersection with the 
Southerly line of said record plat; thence run along said Southerly line the 
following courses: S89°39'36"W for 338.08 feet and S49°05'23"W for 466.78 feet 
to an intersection with the Northerly right of way line of STATE ROAD 82 (200' 
wide right of way); thence run N64°20'03"W along said Northerly right of way line 
for 2,209.41 feet to a point of curvature and an intersection with the Easterly right 
of way line of Grant Boulevard of said record plat; thence run along said Easterly 
right of way line the following courses: Northerly along an arc of a curve to the 
right of radius 30.00 feet (delta 90°00'00") (chord bearing N19°20'03"W) (chord 
42-43 feet) for 47.12 feet to a point of tangency; N25°39'57''E for 300.00 feet to a 
point of curvature and Northerly along an arc of a curve to the left of radius 
1,077.25 feet (delta 19°47'53") (chord bearing N15°46'01"E) (chord 370.38 feet) for 
372.23 feet to a point of reverse curvature and an intersection with the Southerly 
right of way line of Parish Drive of said record plat; thence run along said Southerly 
right of way line the following courses: Northeasterly along an arc of a curve to the 
right of radius 50.00 feet (delta 103°25'23") (chord bearing N57°34'46"E) (chord 
78-49 feet) for 90.25 feet to a point of tangency and S70°42'33"E for 255.33 feet to 
a point on a non-tangent curve; thence run Northerly along an arc of a curve to the 
left of radius 1,387.25 feet (delta 04°13'26") (chord bearing No4°11'43"E) (chord 
102.25 feet) for 102.27 feet to the Southerly most corner of LOT 8, BLOCK 66, of 
said record plat; thence run along the Southerly and Easterly line of LOTS 8 
through 1, BLOCK 66, of said record plat line and continuing along the Northerly 
prolongation thereof the following courses: N56°49'59"E along a non-tangent line 
for 158.60 feet to a point on a non-tangent curve; Northerly along an arc of a curve 
to the right of radius 50.00 feet (delta 30°49'48") (chord bearing N17°45'06"W) 
(chord 26.58 feet) for 26.90 feet to a point of reverse curvature; Northerly along an 
arc of a curve to the left of radius 1,512.25 feet (delta 23°12'58") (chord bearing 
N13°56'41"W) (chord 608.58 feet) for 612.76 feet to a point of reverse curvature; 
Northerly along an arc of a curve to the right of radius 25.00 feet (delta 60°00'00") 
(chord bearing No4°26'5o"E) (chord 25.00 feet) for 26.18 feet to a point of reverse 
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DESCRJPTION (CONTINUED) 
curvature; Northerly along an arc of a curve to the left of radius 25.00 feet (delta 
60°00'00") (chord bearing No4 °26'5o"E) (chord 25.00 feet) for 26.18 feet to a 
point of tangency and N25°33'10"W for 258.82 feet to a point of curvature being 
the Easterly most corner of LOT 12, BLOCK 64; thence run along the Westerly line 
of UNIT 15 of said record plat the following courses: Northwesterly along an arc of 
a curve to the left of radius 101.78 feet (delta 42°54'34") (chord bearing 
N47°00'27"W) (chord 74-46 feet) for 76.22 feet to a point of tangency; 
N68°27'44"W for 14.93 feet to a point of curvature; Northwesterly along an arc of a 
curve to the right of radius 100.00 feet (delta 61°33'12") (chord bearing 
N37°41'08"W) (chord 102.34 feet) for 107.43 feet to a point of reverse curvature; 
Northerly along an arc of a curve to the left of radius 265.00 feet (delta 18°38'38") 
(chord bearing N16°13'51"W) (chord 85.85 feet) for 86.23 feet to a point of 
tangency; N25°33'10"W for 100.00 feet to a point of curvature; Northwesterly 
along an arc of a curve to the left of radius 265.00 feet (delta 55°52'07'') (chord 
bearing N53°29'13"W) (chord 248.28 feet) for 258-40 feet to a point of reverse 
curvature; Northwesterly along an arc of a curve to the right of radius 100.00 feet 
(delta 92°39'33") (chord bearing N35°05'3o"W) (chord 144.66 feet) for 161.72 feet 
to a point of reverse curvature; Northerly along an arc of a curve to the left of 
radius 265.00 feet (delta 25°32'49") (chord bearing No1°32'09"W) (chord 117.18 
feet) for 118.16 feet to a point of reverse curvature; Northerly along an arc of a 
curve to the right of radius 646.50 feet (delta 67°18'47") (chord bearing 
N19°20'5o"E) (chord 716.60 feet) for 759.53 feet to a point of reverse curvature; 
Northeasterly along an arc of a curve to the left of radius 215.00 feet (delta 
33°06'32") (chord bearing N36°26'58"E) (chord 122.52 feet) for 124.24 feet to a 
point of reverse curvature and Northeasterly along an arc of a curve to the right of 
radius 100.00 feet (delta 48°14'02") (chord bearing N44°00'42"E) (chord 81.72 
feet) for 84.18 feet to an intersection with the Westerly line of UNIT 2 of said 
record plat; thence run along said Westerly line the following courses: 
N21°52'17''W for 64.55 feet and N36°59'46"W for 200.00 feet to an intersection 
with the Easterly right of way line of Grant Boulevard, of said record plat; thence 
run along said Easterly right of way line the following courses: N53°00'14"E for 
341.86 feet to a point of curvature; Northeasterly along an arc of a curve to the left 
of radius 997.03 feet (delta 53°44'58") (chord bearing N26°07'45"E) (chord 901.40 
feet) for 935.32 feet to a point of tangency and Noo 0 44'44"W for 177.69 feet to an 
intersection with the North line of said Section 18; thence run N89°17'24"E along 
North line of said Section 18 for 2,819.08 feet to the POINT OF BEGINNING. 
Containing 1,119.56 acres, more or less. 

LESS AND EXCEPT THE FOLLOWING 5 PARCELS: 

LESS AND EXCEPT PARCEL 1, also being PRESERVATION AREA ONE IN 
MIRROR LAKES, as described in a deed recorded in Official Records Book 2387, at 
Page 2512, Lee County Records: 
COMMENCING at the Northeast corner of said Section 18 run S89°17'24"W along 
the North line of said Section 18 for 2,061.91 feet; thence run Soo 0 42'36"E for 
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DESCRIPTION (CONTINUED) 
1,057.52 feet to the Westerly most corner of Lot 20, Block 9, of said record plat and 
the POINT OF BEGINNING. 
From said Point of Beginning run N10°44'03"E along the Westerly line of said Lot 
20 for 125.00 feet to the Northerly most corner of said Lot 20; thence run 
N37°22'17"E for 67.50 feet to the Westerly most corner of Lot 19, Block 2, of said 
record plat; thence run No9°27'55"E along the Westerly line of said Lot 19 for 
125.00 feet to a point on a radial curve being the Northerly most corner of said Lot 
19; thence run along the Northerly line of Lot 19 and Lot 20, Block 2, of said record 
plat, the following courses: Easterly along an arc of a curve to the left of radius 
1,241.60 feet (delta 03°57'15") (chord bearing S82°30'42"E) (chord 85.67 feet) for 
85.69 feet to a point of tangency; S84°29'2o"E for 26-48 feet to a point of 
curvature; Southeasterly along an arc of a curve to the right of radius 68.03 feet 
(delta 65°12'47") (chord bearing S51°52'56"E) (chord 73.32 feet) for 77.43 feet to a 
point of reverse curvature and Southeasterly along an arc of a curve to the left of 
radius 57.55 feet (delta 20°04'41") (chord bearing S29°18'53"E) (chord 20.06 feet) 
for 20.17 feet to the Northeast corner of said Lot 20; thence run So1 °07'03"W along 
the easterly line of said Lot 20 and continuing along the Southerly prolongation 
thereof for 125.20 feet to an intersection with the Southerly right of way line of 
Lodestone Drive, of said record plat; thence run S41°02'13"W for 72.83 feet to the 
Southeast corner of Lot 21, Block 9, of said record plat; thence run along the 
Southerly line of Lot 20 and Lot 21, Block 9, of said record plat, the following 
courses: S50°50'53"W for 57.02 feet to a point of curvature; Westerly along an arc 
of a curve to the right of radius 100.97 feet (delta 46°25'24") (chord bearing 
S74°03'35"W) (chord 79.59 feet) for 81.81 feet to a point of compound curvature 
and Westerly along an arc of a curve to the right of radius 1,551.60 feet (delta 
03°27'46") (chord bearing N80°59'5o"W) (chord 93.76 feet) for 93.77 feet to the 
POINT OF BEGINNING. 
Containing 1.37 acres, more or less. 

LESS AND EXCEPT PARCEL 2, also being PRESERVATION AREA TWO IN 
MIRROR LAKES, as described in a deed recorded in Official Records Book 2387, at 
Page 2512, Lee County Records: 
COMMENCING at the Northeast corner of said Section 18 run S89°17'24"W along 
the North line of said Section 18 for 1,205.30 feet; thence run Soo 0 42'36"E for 
475.58 feet to the POINT OF BEGINNING. 
From said Point of Beginning run S68°24'51"E for 75.00 feet; thence run 
S32°54'39"E for 140.17 feet; thence run N57°05'21"E for 61.01 feet to a point of 
curvature; thence run Northeasterly along an arc of a curve to the right of radius 
851.35 feet (delta 02°54'32") (chord bearing N58°32'37"E) (chord 43.22 feet) for 
43.22 feet; thence run S27°58'57''E for 60.04 feet to a point on a non-tangent 
curve; thence run Easterly along an arc of a curve to the right of radius 791.35 feet 
(delta 27°14'02") (chord bearing N73°27'43"E) (chord 372.61 feet) for 376.14 feet to 
a point of tangency; thence run N87°04'43"E for 345.78 feet to a point of 
curvature; thence run Southeasterly along an arc of a curve to the right of radius 
30.00 feet (delta 88°30'16") (chord bearing S48°40'08"E) (chord 41.87 feet) for 
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DESCRIPTION (CONTINUED) 
46.34 feet to a point of reverse curvature; thence run Southerly along an arc of a 
curve to the left of radius 2,269.09 feet (delta 28°32'30") (chord bearing 
S18°41'15"E) (chord 1,118.69 feet) for 1,130.34 feet to a point of reverse curvature; 
thence run Southerly along an arc of a curve to the right of radius 30.00 feet (delta 
88°15'19") (chord bearing S11°10'09"W) (chord 41.78 feet) for 46.21 feet to a point 
of tangency; thence run S55°17'48"W for 403.07 feet to a point of curvature; thence 
run Southwesterly along an arc of a curve to the right of radius 1,348.10 feet (delta 
01 °04'35") (chord bearing S55°50'06"W) (chord 25.33 feet) for 25.33 feet to a point 
of tangency; thence run S33°37'36"E for 205.27 feet; thence run S55°17'48"W for 
94.03 feet; thence run S24 °15'4o"W for 55.33 feet to a point on a non-tangent 
curve; thence run Southerly along an arc of a curve to the right of radius 97.33 feet 
(delta 99°12'29") (chord bearing S16°08'06"E) (chord 148.25 feet) for 168.53 feet 
to a point of reverse curvature; thence run Southerly along an arc of a curve to the 
left of radius 251.53 feet (delta 41°25'05") (chord bearing S12°45'36"W) (chord 
177.89 feet) for 181.83 feet to a point of tangency; thence run So7°56'56"E for 1.66 
feet to a point of curvature; thence run Southeasterly along an arc of a curve to the 
left of radius 613.02 feet (delta 32°30'00") (chord bearing S24°11'56"E) (chord 
343.08 feet) for 347.72 feet to a point of tangency; thence run S40°26'56"E for 
464.99 feet to a point of curvature; thence run Southeasterly along an arc of a curve 
to the left of radius 875.02 feet (delta 15°54'48") (chord bearing S48°24'2o"E) 
(chord 242.25 feet) for 243.03 feet; thence run N33°38'16"E along a radial line for 
145.00 feet to a point on a radial curve; thence run Southeasterly along an arc of a 
curve to the left of radius 730.02 feet (delta 19°16'36") (chord bearing 
S66°00'02"E) (chord 244-45 feet) for 245.61 feet; thence run S14°21'4o"W along a 
radial line for 145.00 feet to a point on a radial curve; thence run Easterly along an 
arc of a curve to the left of radius 875.02 feet (delta 03°48'36") (chord bearing 
S77°32'38"E) (chord 58.18 feet) for 58.19 feet to a point of tangency; thence run 
S79°26'56"E for 72.11 feet to a point of curvature; thence run Easterly along an arc 
of a curve to the left of radius 175.00 feet (delta 40°59'38") (chord bearing 
N80°03'15"E) (chord 122.56 feet) for 125.21 feet to a point designated as POINT 
"A"; thence run S30°26'14"E for 190.02 feet to a point of curvature; thence run 
Southerly along an arc of a curve to the right of radius 299.95 feet (delta 43°36'22") 
(chord bearing So8°38'03"E) (chord 222.81 feet) for 228.28 feet to a point of 
tangency; thence run S13°10'08"W for 326.94 feet to a point on a non-tangent 
curve; thence run Westerly along an arc of a curve to the left ofradius 2,494.39 feet 
(delta 05°53'42") (chord bearing N85°07'5o"W) (chord 256.53 feet) for 256.65 
feet; thence run Soo 0 09'51"E for 116.31 feet to a point of curvature; thence run 
Southerly along an arc of a curve to the right of radius 594.24 feet (delta 
09°09'32") (chord bearing So4°24'55"W) (chord 94.89 feet) for 94.99 feet to a 
point of tangency; thence run So8°59'41"W for 132.11 feet; thence run 
N70°58'45"W for 140.58 feet to a point on a non-tangent curve; thence run 
Southwesterly along an arc of a curve to the right of radius 655.00 feet (delta 
12°43'35") (chord bearing S25°23'03"W) (chord 145.19 feet) for 145-49 feet; thence 
run N58°15'10"W along a radial line for 185.00 feet to a point on a radial curve; 
thence run Southwesterly along an arc of a curve to the right of radius 470.00 feet 
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DESCRIPTION (CONTINUED) 
(delta 31 °35'19") (chord bearing S47°32'3o"W) (chord 255.85 feet) for 259.12 feet 
to a point of tangency; thence run S63°20'09"W for 246.21 feet to a point of 
curvature; thence run Southwesterly along an arc of a curve to the left of radius 
190.00 feet (delta 55°59'49") (chord bearing S35°20'15"W) (chord 178.39 feet) for 
185.69 feet; thence run N82°39'4o"W along a radial line for 125.00 feet; thence run 
N76°07'37"W for 119.18 feet to a point on a non-tangent curve; thence run 
Westerly along an arc of a curve to the left of radius 975.56 feet (delta 17°16'22") 
(chord bearing N89°30'16"W) (chord 292.99 feet) for 294.10 feet to a point of 
tangency; thence run S79°54'03"W for 66.68 feet to a point on a non-tangent 
curve; thence run Westerly along an arc of a curve to the right of radius 150.00 feet 
(delta 31°58'41") (chord bearing N86°04'07''W) (chord 82.64 feet) for 83.72 feet; 
thence run S19°55'14"W for 147.90 feet; thence run Soo 0 20'24"E for 87.89 feet; 
thence run S89°39'36"W for 360.91 feet to a point of curvature; thence run 
Northwesterly along an arc of a curve to the right of radius 65.00 feet (delta 
65° 41'48") (chord bearing N57°29'3o"W) (chord 70.51 feet) for 74.53 feet to a point 
of reverse curvature; thence run Northwesterly along an arc of a curve to the left of 
radius 795.00 feet (delta 39°41'27") (chord bearing N44°29'2o"W) (chord 539.78 
feet) for 550.72 feet to a point of tangency; thence run N64°20'03"W for 1,052.85 
feet to a point of curvature; thence run N cirthwesterly along an arc of a curve to the 
left of radius 3,838.82 feet (delta 01°09'08") (chord bearing N64°54'37"W) (chord 
77.20 feet) for 77.20 feet; thence run N24°30'49"E along a radial line for 155.00 
feet; thence run N16°32'27"E for 309.18 feet to a point on a non-tangent curve; 
thence run Easterly along an arc of a curve to the left of radius 853.19 feet (delta 
26°05'12") (chord bearing S78°21'39"E) (chord 385.11 feet) for 388-46 feet; thence 
run No1°24'15"W along a radial line for 125.00 feet to a point on a radial curve; 
thence run Easterly along an arc of a curve to the left of radius 728.19 feet (delta 
25°48'42") (chord bearing N75°41'24"E) (chord 325.28 feet) for 328.05 feet to a 
point of tangency; thence run N62°47'03"E for 260.00 feet to a point of curvature; 
thence run Northerly along an arc of a curve to the left of radius 130.00 feet (delta 
90°00'00") (chord bearing N17°47'03"E) (chord 183.85 feet) for 204.20 feet to a 
point of tangency; thence run N27°12'57''W for 15.00 feet; thence run N62°47'03"E 
for 155.00 feet; thence run N67°43'39"E for 85.62 feet to a point on a non-tangent 
curve; thence run Easterly along an arc of a curve to the left of radius 190.00 feet 
(delta 159°35'45") (chord bearing N67°38'56"E) (chord 373.99 feet) for 529.24 feet 
to a point of reverse curvature; thence run Northerly along an arc of a curve to the 
right of radius 100.00 feet (delta 61°13'08") (chord bearing N18°27'38"E) (chord 
101.84 feet) for 106.85 feet; thence run N21°09'31"W along a non-tangent line for 
129.28 feet to a point on a non-tangent curve; thence run Northeasterly along an 
arc of a curve to the left of radius 130.00 feet (delta 73°01'26") (chord bearing 
N32°19'46"E) (chord 154.70 feet) for 165.69 feet to a point of tangency; thence run 
No4°10'57''W for 110.04 feet to a point of curvature; thence run Northwesterly 
along an arc of a curve to the left of radius 130.00 feet (delta 64°07'48") (chord 
bearing N36°14'51"W) (chord 138.03 feet) for 145.51 feet; thence run N21°41'15"E 
along a radial line for 149.66 feet; thence run S87°26'49"W for 137.15 feet; thence 
run No2°33'11"W for 125.00 feet; thence run S87°26'49"W for 6-48 feet to a point 
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DESCRIPTION (CONTINUED) 
of curvature; thence run Westerly along an arc of a curve to the left of radius 
1,410-43 feet (delta 08°15'43") (chord bearing S83°18'58"W) (chord 203.20 feet) 
for 203.38 feet; thence run N12°02'01"W for 80.02 feet to a point on a non-tangent 
curve; thence run Westerly along an arc of a curve to the left of radius 1,490-43 feet 
(delta 02°18'24") (chord bearing S77°57'59"W) (chord 60.00 feet) for 60.00 feet; 
thence run N12°02'01"W for 155.03 feet to a point on a non-tangent curve; thence 
run Westerly along an arc of a curve to the left of radius 1,645.43 feet (delta 
11°24'31") (chord bearing S71°13'02"W) (chord 327.10 feet) for 327.64 feet to a 
point of reverse curvature; thence run Westerly along an arc of a curve to the right 
of radius 100.00 feet (delta 52°59'45") (chord bearing N87°59'21"W) (chord 89.23 
feet) for 92.50 feet to a point of tangency; thence run N61°29'29"W for 449.02 feet 
to a point of curvature; thence run Northwesterly along an arc of a curve to the 
right of radius 255.00 feet (delta 31°49'39") (chord bearing N45°34'39"W) (chord 
139.84 feet) for 141.65 feet to a point of tangency; thence run N29°39'49"W for 
111.08 feet to a point of curvature; thence run Northerly along an arc of a curve to 
the right of radius 255.00 feet (delta 98°00'00") (chord bearing N19°20'11"E) 
(chord 384.90 feet) for 436.16 feet to a point of tangency; thence run N68°20'11"E 
for 338.93 feet to a point of curvature; thence run Easterly along an arc of a curve 
to the right of radius 285.00 feet (delta 22°46'52") (chord bearing N79°43'37"E) 
(chord 112.57 feet) for 113.32 feet to a point of tangency; thence run S88°52'57''E 
for 59.16 feet to a point of curvature; thence run Northeasterly along an arc of a 
curve to the left of radius 150.00 feet (delta 90°00'00") (chord bearing 
N46°07'03"E) (chord 212.13 feet) for 235.62 feet to a point of tangency; thence run 
No1°07'03"E for 194.99 feet; thence run N57°05'21"E for 299.31 feet to a point of 
curvature; thence run Northeasterly along an arc of a curve to the left of radius 
410.00 feet (delta 35°30'13") (chord bearing N39°20'15"E) (chord 250.01 feet) for 
254.06 feet to the POINT OF BEGINNING. 
Containing 196.88 acres, more or less. 

LESS AND EXCEPT PARCEL 3, also being PRESERVATION AREA THREE IN 
MIRROR LAKES, as described in a deed recorded in Official Records Book 2387, at 
Page 2512, Lee County Records: 

COMMENCING at said POINT "A" run N60°50'07''E for 615.14 feet to the POINT 
OF BEGINNING. 
From said Point of Beginning run Northeasterly along an arc of a curve to the left 
of radius 65.00 feet (delta 98°16'34") (chord bearing N26°32'59"E) (chord 98.32 
feet) for 111.49 feet; thence run N67°24'42"E along a radial line for 115.00 feet to a 
point of curvature; thence run Northeasterly along an arc of a curve to the left of 
radius 655.00 feet (delta 64°59'17'') (chord bearing N34°55'03"E) (chord 703.75 
feet) for 742.94 feet to a point on a non-tangent curve; thence run Easterly along 
an arc of a curve to the left of radius 2,054.09 feet (delta 13°30'05") (chord bearing 
N83°46'35"E) (chord 482.91 feet) for 484.03 feet to a point of tangency; thence run 
N77°01'33"E for 60.17 feet; thence run S49°28'49"E for 506.79 feet to a point of 
curvature; thence run Easterly along an arc of a curve to the left of radius 545.66 
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feet (delta 53°29'38") (chord bearing S76°13'38"E) (chord 491.15 feet) for 509-45 
feet to a point of tangency; thence run N77°01'33"E for 79.00 feet; thence run 
S12°58'27"E for 34.56 feet to a point of curvature; thence run Southerly along an 
arc of a curve to the right of radius 150.00 feet (delta 38°52'58") (chord bearing 
So6°28'02"W) (chord 99.85 feet) for 101.80 feet to a point of tangency; thence run 
S25°54'31"W for 45.83 feet; thence run S70°49'14"E for 73.23 feet; thence run 
S12°58'19"E for 84.99 feet to a point of curvature; thence run Southerly along an 
arc of a curve to the right of radius 635.76 feet (delta 56°58'25") (chord bearing 
S15°30'54"W) (chord 606-46 feet) for 632.19 feet to a point of tangency; thence run 
S44°00'06"W for 391.98 feet to a point of curvature; thence run Southerly along an 
arc of a curve to the left of radius 345.65 feet (delta 60°06'32") (chord bearing 
S13°56'5o"W) (chord 346.22 feet) for 362.62 feet to a point of tangency; thence run 
S16°06'26"E for 77.61 feet to a point on a non-tangent curve; thence run 
Southwesterly along an arc of a curve to the left of radius 2,252.61 feet (delta 
21°14'10") (chord bearing S63°16'29"W) (chord 830.14 feet) for 834.91 feet to a 
point of reverse curvature; thence run Westerly along an arc of a curve to the right 
of radius 150.00 feet (delta 65°32'57'') (chord bearing S85°25'53"W) (chord 162-40 
feet) for 171.61 feet to a point of reverse curvature; thence run Northwesterly along 
an arc of a curve to the left of radius 3,147.79 feet (delta 04 °10'47") (chord bearing 
N63°53'02"W) (chord 229.58 feet) for 229.63 feet to a point of reverse curvature; 
thence run Northwesterly along an arc of a curve to the right of radius 150.00 feet 
(delta 58°40'04") (chord bearing N36°38'23"W) (chord 146.97 feet) for 153.59 feet 
to a point of reverse curvature; thence run Northwesterly along an arc of a curve to 
the left of radius 485.00 feet (delta 62°38'30") (chord bearing N38°37'36"W) 
(chord 504.23 feet) for 530.25 feet to a point of reverse curvature; thence run 
Northwesterly along an arc of a curve to the right of radius 194.08 feet (delta 
86°05'10") (chord bearing N26°54'16"W) (chord 264.94 feet) for 291.60 feet to a 
point of tangency; thence run N16°08'19"E for 317.45 feet to a point of curvature; 
thence run Northerly along an arc of a curve to the left of radius 404.19 feet (delta 
30°27'03") (chord bearing Noo 0 54'47"E) (chord 212.30 feet) for 214.81 feet to a 
point of tangency; thence run N14°18'44"W for 238.60 feet to the POINT OF 
BEGINNING. 
Containing 77.80 acres, more or less. 

LESS AND EXCEPT PARCEL 4, being those lands described in a deed recorded in 
Official Records Book 2530, at Page 3370, Lee County Records: 
COMMENCING at the Northeast corner of said Section 17 run S89°09'3o"W along 
the North line of the Northeast Quarter (NE 1/ 4) said Section 17 for 1,810-46 feet; 
thence run Soo 0 50'3o"E for 410.34 feet to the POINT OF BEGINNING. 
From said Point of Beginning run Southeasterly along an arc of a curve to the right 
of radius 50.00 feet (delta 90°00'00") (chord bearing S45°50'3o"E) (chord 70.71 
feet) for 78.54 feet to a point of tangency; thence run Soo 0 50'3o"E for 46.94 feet to 
a point of curvature; thence run Southwesterly along an arc of a curve to the right 
of radius 50.00 feet (delta 88°10'36") (chord bearing S43°14'48"W) (chord 69.58 
feet) for 76.95 feet to a point of tangency; thence run S87°20'06"W for 218.21 feet 
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to a point of curvature; thence run Southwesterly along an arc of a curve to the left 
of radius 225.00 feet (delta 82°05'23") (chord bearing S46°17'24"W) (chord 295.49 
feet) for 322.37 feet to a point of reverse curvature; thence run Southwesterly along 
an arc of a curve to the right of radius 110.00 feet (delta 73°24'47'') (chord bearing 
S41°57'06"W) (chord 131.50 feet) for 140.94 feet to a point of tangency; thence run 
S78°39'29"W for 209.37 feet to a point of curvature; thence run Southerly along an 
arc of a curve to the left of radius 180.00 feet (delta 180°00'00") (chord bearing 
S11°20'31"E) (chord 360.00 feet) for 565.49 feet to a point of cusp; thence run 
S78°39'29"W for 85.83 feet to a point of curvature; thence run Westerly along an 
arc of a curve to the left of radius 650.00 feet (delta 19°56'40") (chord bearing 
S68°41'09"W) (chord 225.12 feet) for 226.26 feet to a point of reverse curvature; 
thence run Westerly along an arc of a curve to the right of radius 1,108.09 feet 
(delta 50°49'10") (chord bearing S84°07'24"W) (chord 950.94 feet) for 982.84 feet 
to a point on a non-tangent curve; thence run Nortpeasterly along an arc of a curve 
to the left of radius 604.11 feet (delta 68°46'55") (chord bearing N63°25'3o"E) 
(chord 682-45 feet) for 725.22 feet to a point of reverse curvature; thence run 
Northeasterly along an arc of a curve to the right of radius 760.00 feet (delta 
23°19'24") (chord bearing N40°41'44"E) (chord 307.24 feet) for 309.37 feet to a 
point of tangency; thence run N52°21'26"E for 245.04 feet to a point of curvature; 
thence run Northeasterly along an arc of a curve to the left of radius 200.00 feet 
(delta 41°38'40") (chord bearing N31°32'06"E) (chord 142.19 feet) for 145.37 feet 
to a point of tangency; thence run N10°42'46"E for 143.12 feet to a point of 
curvature; thence run Northeasterly along an arc of a curve to the right of radius 
110.00 feet (delta 78°26'44") (chord bearing N49°56'08"E) (chord 139.11 feet) for 
150.60 feet to a point of tangency; thence run N89°09'3o"E for 677.96 feet to the 
POINT OF BEGINNING. 
Containing 12.85 acres, more or less. 

LESS AND EXCEPT PARCEL 5, also being PRESERVATION AREA FIVE IN 
MIRROR LAKES, as described in a deed recorded in Official Records Book 2387, at 
Page 2512, Lee County Records: 
COMMENCING at the at the Northeast corner of said Section 17 run S89°09'3o"W 
along the North line of the Northeast Quarter (NE 1/ 4) said Section 17 for 1,054.84 
feet; thence run Soo 0 50'3o"E for 621.74 feet to the POINT OF BEGINNING. 
From said Point of Beginning run Southeasterly along an arc of a curve to the right 
of radius 200.00 feet (delta 131 °08'25") (chord bearing S28°07'06"E) (chord 
364.19 feet) for 457.77 feet to a point of reverse curvature; thence run Southerly 
along an arc of a curve to the left of radius 375.00 feet (delta 46°30'15") (chord 
bearing S14°11'59"W) (chord 296.08 feet) for 304.37 feet to a point of reverse 
curvature; thence run Southerly along an arc of a curve to the right of radius 
200.00 feet (delta 43°53'40") (chord bearing S12°53'41"W) (chord 149.50 feet) for 
153.22 feet to a point of tangency; thence run S34 °50'31"W for 623-40 feet to a 
point of curvature; thence run Westerly along an arc of a curve to the right of 
radius 90.00 feet (delta 132°11'22") (chord bearing N79°03'48"W) (chord 164.56 
feet) for 207.64 feet to a point of tangency; thence run N12°58'07''W for 65.00 feet 
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to a point of curvature; thence run Northerly along an arc of a curve to the right of 
radius 90.00 feet (delta 59°12'13") (chord bearing N16°38'oo"E) (chord 88.91 feet) 
for 93.00 feet to a point of tangency; thence run N46°14'06"E for 295.38 feet to a 
point of curvature; thence run Northerly along an arc of a curve to the left of radius 
100.00 feet (delta 65°45'06") (chord bearing N13°21'33"E) (chord 108.56 feet) for 
114.76 feet to a point of reverse curvature; thence run Northerly along an arc of a 
curve to the right of radius 350.00 feet (delta 43°06'14") (chord bearing 
No2°02'08"E) (chord 257.14 feet) for 263.31 feet to a point of reverse curvature; 
thence run Northerly along an arc of a curve to the left of radius 100.00 feet (delta 
62°58'50") (chord bearing No7°54'10"W) (chord 104.47 feet) for 109.92 feet to a 
point of reverse curvature; thence run Northerly along an arc of a curve to the right 
of radius 250.00 feet (delta 106°26'52") (chord bearing N13°49'51"E) (chord 
400-49 feet) for 464-47 feet to a point of compound curvature; thence run Easterly 
along an arc of a curve to the right of radius 345.00 feet (delta 19°15'25") (chord 
bearing N76°40'59"E) (chord 115-41 feet) for 115.95 feet to the POINT OF 
BEGINNING. 
Containing 8.96 acres, more or less. 

Net Parcel area (less and except PARCELS 1 thru 5) is 821.71 acres, more or less. 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (NAD1983)(NSRS 
2011) and are based on the North line of said Section 18 to bear N89°17'24"E. 
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I SEE SHEET 28 FOR COURSE INFORMATION TABLE I 

NOTES: 

1. ALL DISTANCES SHOWN ARE IN FEET 
AND DECIMALS THEREOF. UNLESS 
OTHERWISE NOTED DISTANCES ARE 
ALSO (U.S. SURVEY FEET) GROUND 
AND CAN BE MULTIPLIED BY 
0.999957917 TO OBTAIN GRID 
DISTANCES. 

2. INST. No.- DENOTES INSTRUMENT 
NUMBER, LEE COUNTY PUBLIC 
RECORDS. 

3. O.R. - DENOTES OFFICIAL RECORD 
BOOK, LEE COUNTY PUBLIC 
RECORDS. 

4. (P) - DENOTES PLAT. 
5. P.B. - DENOTES PLAT BOOK. 
6. PG. - DENOTES PAGE. 
7. BEARINGS AND COORDINATES 

SHOWN ARE STATE PLANE FLORIDA 
WEST ZONE (NAD1983)(NSRS 2011) 
AND ARE BASED ON THE NORTH LINE 
OF THE SECTION 18 TO BEAR 
N89°17'24"E. 
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FLORIDA CERTIFICATE NO. 5949 
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NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED OR DIGITAL SEAL 
OF A FLORIDA LICENSED SURVEYOR AND MAPPER 
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CML ENGINEERING • LAND SURVEYlNG 

lAND PLANNING 

www.barraco.net 
2271 MeCREGOR BLVD .. SUITE 100 

POST OFFICE ORA'NER 2800 
FORT MYERS, FLORIDA 33902·2800 

PHONE (239) 461-3170 
FORT MYERS I PANAMA CITY BEACH 

FLORIDA cei::nFJCATES OF AUTHORIZATION 
ENGINEERING 7995 • SURVEYING L&-6940 

PINNACLE 
DEVELOPMENT 

2690 APPLE BLOSSOM DRIVE 
FORT MYERS, FL 33920 

PHONE (2.39) 689-8790 

A TRACT OR PARCEL OF LAND 
LYING IN TilE PLAT OF 

MIRROR 
LAKES 

PLAT BOOK 27. PAGE 83. 
LEE COUNTY RECORDS 

A SUBDIVlSION 
LYING IN SECTIONS 16 TIIRU 20. 

TOWNSHIP 45 SOUTI-1. 
RANGE 27 EAST 

LEE COUNTY. FLORIDA 
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"",,,,~~----" 
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LICEl,l::;[OSURY£YORAN0MAPPER 
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SKETCH TO 
ACCOMPANY 
DESCRIPTION 

12 OF28 



0 

N 

! 
12 

u:;-
15 
~ 

i 
13 

150 300 

SCALE IN FEET 

ct 
<.'4 .. ~ <Zq 

14 

13 

JO 

' N=812039. 
E=76884 

7 

IBWCKol 
18 177.69' I 

N00°44'44"W 

N=812994.83 (Y) 
E=766727. 13 (X) 

PEERLESS 
STREET 

18 

/'1=813025.94 (Y) 
E=769237.98 (X) 

(SEC. COR. TO SEC. COR.) 
N89°17'24"E NB9°17'24"E 5330.24' -

SECTION LINE 

6 

DRIVE PANTHE~ 

2819.08' - SECTJON7 

S89°17'24"W 2061.91' (TIE) SECTION 18: 

REVIEWED 
Project: DCl2024-00037 

By: Evelyn Valdes 

Dept: Legal Review 

Date: 07/01/2025 

B!~}:~::~ 
CML ENGJNEERlNG • LANO SURVEYING 

LAND Pl.ANNING 

www.barraco.net 
2271 McGREGOR BLVD., SUITE 100 

POST OFFICE DRAIIVER 2800 
FORT MYERS, FLORIDA 33902-2800 

PHONE(239) 461-3170 
FORT MYERS I PANAMA CITY BEACH 
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REVIEWED 
Project: DCl2024-00037 
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Dept: Legal Review 

Date: 07/01/2025 
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PINNACLE 
DEVELOPMENT 

2690 APPLE BLOSSOM DRIVE 
FORT MYERS, Fl 33920 
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LEE COUNTY. FLORIDA 
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2271 Mc:CREGOR BLVD., SUITE 100 

POST OFRCE ORAVvER 2800 
FORT MYERS. FLORIDA 33902-2800 

PHONE (239) 461-3170 
FORT MYERS 1 PANAMA CITY BEACH 

FLORIDA CERTIFICATES OF AUTHORIZATION 
ENGINEERING 7995. SURVEYING LB-6940 

PINNACLE 
DEVELOPMENT 

2690 APPLE BLOSSOM DRIVE 
FORT MYERS, FL 33920 

PHONE (239) 689-8790 

A 'rn.ACT OR PARCEL OF LAND 
LYING IN TI-IE PLI\.T OF 

MIRROR 
LAKES 

PLAT BOOK 27.PAGE ID, 
LEE COUNTY RECORDS 

ASUBDMSION 
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TOWNSHIP 45 SOUTH. 
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LEE COUNTY. FLORIDA 
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REVIEWED 
Project: DCl2024-00037 

By: Evelyn Valdes 

Dept: Legal Review 

Date: 07/01/2025 
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LANO PLANNING 

www.barraco.net 
2271 Mc:CREGOR BLVD., surrE 100 

POST OFFICE ORAv..1:R 2800 
FORT MYERS. FlORIDA 33902-2600 

PHONE(239) ◄61-3170 

FORT MYERS I PANPMA CITY BEACH 

FLORIO-' CERTIFICATES OF AI.JTHORIZATION 
ENGINEERING 7995 - SURVEYING LB-6940 

PINNACLE 
DEVELOPMENT 

2690 APPLE BLOSSOM ORNE 
FORT MYERS, FL 33920 

PHONE (239) 689-8790 

A TRACT OR PARCEL OF LAND 
LYING IN TI-IE PLAT OF 

MIRROR 
LAKES 

Pl.AT BOOK 27, !'AGE 83. 
LEE COUNTY RECORDS 

A SUBOTVISION 
LYING IN SECTIONS 1611-IRU 20, 

TOWNSHIP 45 SOUTII. 
RANGE 27 EAST 

LEE COUNTY, FLORIDA 
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2271 McGREGOR BLVD., SUrTE 100 

POST OFFICE ORA\rv'ER 2800 
FORT MYERS, FLORIDA 33902·2800 

PHON E(239)461-3170 
FORT MYERS I PANAMA CITY BEACH 

F~IOA CERTIFICATES CF AL.mORIZATION 
ENGINEERING 7995 • SURVEYING L.B-6940 

PINNACLE 
DEVELOPMENT 

2690 APPLE BLOSSOM DRIVE 
FORT MYERS, FL 33920 

PHONE (239) 689-8790 

A TRACT OR PARCEL OF LAND 
LYING IN TIIE PUT OF 

MIRROR 
LAKES 

PLAT BOOK 27. PAGE 83. 
LEE COUNTY RECORDS 

ASUBDMSJON 
LYING IN SECTIONS 16 lHRU 20, 

TOWNSHIP 45 SOlfTI-1. 
RANGE 27 EAST 

LEE COUNTY. FLORIDA 

\\11111,,,, ,~~v 
"",,,,~~,, ..... 

NOT VALID WITHOUT TH£ !:ICW.T\JIIE AND THE 
OfflOINALIIAlllEDOII0ICtTAL:.EALOFAFLOAtCA 

UCC:N:lll!D:IURVEYOffANDMAPPEII 

LOCATION J.\::•1UIOWO~URYEYINC1:'.;!(£TCl-fl 

Pl0T04T£ WE0.~: •=~•10'~AI.! 

SKETCH TO 
ACCOMPANY 
DESCRIPTION 

300 l=====s======l 
PROJECTfFILENO 

24161 
17-45-27 24 OF28 



SEES EE- .. C 
···•fllo,1:299,95 ,••· N=B09491.4;(Y) 

LJ:43036'22" J'.t E=773546.59()() 

CB=SO8°38'O3"E ~-
CD=222.81' o,:, ~ 
L=228.28' o<::>~· 

~"' ~ "--...__ N=B09251.02 (Y) 
E=773083.57 ()() 

N=B09186.51 (Y) 
E=773458.36 ()() 

UNIT 28 

~ "MIRROR LAKES" 
-, (P.B. 27, PG. 86, L.C.R.) -7 

,, P,1RCEL : - SW 114 L-e-
' SECTION17 

REVIEWED 
Project: DCl2024-00037 

By: Evelyn Valdes 

Dept: Legal Review 
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FORT MYERS, FlORIOA 3J902-2IIOO 

PHONE(239}461.J170 
FORT MYERS [ PANAMA CITY BEACH 
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DEVELOPMENT 
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FORT MYERS, FL 33920 
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COURSE INFORMATION 

(]) N10°44'03"E 125.00' 

(]) N37°22'17"E 67.50' 

Q) N09°27'55"E 125.00' 

Cl) R=1241.60' .'1=3°57'15" L=85.69' CH=S82°30'42"E 85.67' 

@ S84°29'20"E 26.48' 

@ R=68.03' .'1=65°12'47" L=77.43' CH=S51°52'56"E 73.32' 

(J) R=57.55' .'1=20°04'41" L=20.17' CH=S29°18'53"E 20.06' 

® S01°07'03"W 125.20' 

@ S41°02'13"W 72.83' 

@) S50°50'53 "W 57.02' 

@ R=100.97' .'1=46°25'24" L=81.81' CH=S74°03'35"W 79.59' 

@ R=1551.60' .'1=3°27'46" L=93.77' CH=N80°59'50"W 93.76' 
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REVIEWED 
Project: DCl2024-00037 

By: Evelyn Valdes 

Dept: Legal Review 

Date: 07/01/2025 
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ENGINEERING 7995 - SURVEYING L.8-o940 

PINNACLE 
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FORT MYERS, FL 33920 
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Case: DCl2024-00037 

Exhibit B 

RECOMMENDED CONDITIONS AND DEVIATIONS 
As revised by the Hearing Examiner 

CONDITIONS 

1. Master Concept Plan and Approved Development Parameters 
Master Concept Plan (MCP). Development must be substantially consistent with 
the two-page Master Concept Plan Entitled "Savanna Lakes Lee County, Florida", 
last revised 5/16/2025, attached as Exhibit 81 . 

Lee Plan and Land Development Code (LDC). Development must comply with the 
Lee Plan and LDC, except where deviations are approved in this resolution. 
Amendments to the MCP or conditions will be subject to further development 
approvals. 

Approved Development Parameters. Development is limited to a maximum of 
2,300 dwelling units and 30,000 square feet of commercial floor area. The 
maximum building height is 45 feet. 

Resolution Supersedes Prior Approvals. This resolution codifies and supersedes 
Resolution Z-99-049, and amendments ADD2003-00129, Resolution Z-06-074, 
ADD2019-00207, and ADD2022-00068. 

2. Schedule of Permitted Uses and Property Development Regulations 
a. Permitted Uses 

Accessory uses and structures 
Administrative Offices 
ATM (Automatic Teller Machine) 
Automobile Service Station 
Banks and Financial Establishments 
Bed and Breakfast 
Business Services, Group I 
Car Wash 
Cleaning and Maintenance Services 
Clothing Stores, General 
Clubs: 

Country 
Commercial 
Fraternal 
Membership 
Organization 
Private 

Consumption on Premises 

Exhibit B, Recommended Conditions and Deviations 



Case: DCl2024-00037 

Convenience Food and Beverage Store 
Cultural Facilities 
Day Care Center, Child, Adult 
Drive-through Facility for any Permitted Use 
Drugstore, Pharmacy 
Dwelling unit: 

Single family 
Duplex 
Two-family attached 
Townhouse 
multiple-family building 

EMS, Fire, or Sheriff's Station 
Essential Services 
Essential Services Facilities, Group I 
Excavation: 

Water Retention 
Fences, Walls 
Food and Beverage Services, Limited 
Food Stores, Group I 
Gift and Souvenir Shop 
Hardware Store 
Health Care Facilities, Groups I, II, and Ill 
Heliport or Helistop 
Hobby, Toy, and Game Shops 
Home Care Facility 
Household and Office Furnishings, All Groups 
Insurance Companies 
Laundry or Dry Cleaning, Group I 
Lawn and Garden Supply Stores 
Library 
Medical Office 
Non-store Retailers, All Groups 
Parcel and Express Services 
Package Store 
Paint, Glass, and Wallpaper 
Parking Lot: 
Accessory 
Commercial 
Garage 
Temporary 
Personal Services, Groups I, II, Ill, and IV 
Pet Shop 
Pharmacy 
Place of Worship 
Post Office 
Real Estate Sales Office 
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3. 

4. 

5. 

b. 

Recreation, Commercial, Groups I, Ill, and IV 
Recreational Facilities, Personal and Private, on-site 
Religious Facilities 
Rental or Leasing Establishments, Groups I, II, and Ill 
Repair Shops, Groups I, II, Ill, and IV 
Restaurant, Fast Food 
Restaurant, Groups I, II, Ill, and IV 
Retail and Wholesale Sales, incidental and subordinate to a permitted 

principal use on the same premises 
Self Service Fuel Pumps 
Signs 

Property Development Regulations 

Property development regulations are attached as Exhibit B2. 

Pedestrian and Bicycle Access to School Buses 
Development Order plans must include safe pedestrian and bicycle access to 
school bus stops. The site plan must depict locations for school buses to stop, load 
and unload students in each residential development pod. Plans must also include 
a dedicated area for students to wait for the school bus. These waiting areas must 
be outside road rights-of-way and coordinated with the Lee County School District. 

Open Space 
Project open space must be substantially consistent with the MCP. 

Environmental Conditions 
a) Gopher Tortoise Survey. Development order submittals must include an 

updated survey of gopher tortoise habitat consistent with LDC 
requirements. The survey is subject to review and approval by County staff. 

b) Gopher Tortoise Management Plan. If gopher tortoises will remain on the 
property, development order submittals must include the gopher tortoise 
permit issued by Florida Fish and Wildlife Conservation Commission (FWC) 
along with an LDC compliant Gopher Tortoise Management Plan. 

c) Gopher Tortoise Relocation Permit. If developer obtains a relocation permit, 
development order submittals must include an LDC compliant Gopher 
Tortoise Management Plan. If developer secures an incidental take permit, 
developer must move gopher tortoises and commensal species out of 
harm's way to a fenced upland preserve area during construction. 
Development order submittals must include an approved plan outlining the 
method of moving the tortoises out of harm's way and construction of a 
gopher tortoise fence. 

d) Alligator Management Plan. Development order submittals must include a 
detailed Alligator Management Plan. The Management Plan must include: 

Exhibit B, Recommended Conditions and Deviations 
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6. 

1. Distribution of educational literature or lectures for residents 
concerning human/alligator interaction. 

2. The location and wording of warning signs designed to prevent 
feeding or harassment of alligators. 

Hurricane Impact Mitigation 
a. Property Owner Association. Development order submittals for tracts with 

residential units must establish a homeowners'/residents' association. The 
association must conduct annual educational programs, in conjunction with 
Emergency Management staff, offering literature, brochures, and speakers 
for Hurricane Awareness Preparedness Seminars describing the risks of 
natural hazards. The intent of education program is to educate residents on 
actions to mitigate the dangers associated with hurricanes. 

b. Hurricane Evacuation Plan. Developer must formulate an emergency 
hurricane notification and evacuation plan for the development. The plan is 
subject to review and approval by Lee County Office of Emergency 
Management. 

7. Gated access 
If project access is through an unmanned security gate, the entry must be 
equipped with an override switch installed for emergency vehicles to gain entry. 

8. Milwaukee Road Improvements 
Prior to Certificates of Compliance/Occupancy for vertical development, the 
developer, or his designee, must extend Milwaukee Boulevard from its terminus at 
the intersection of Homestead Road in a northwesterly direction approximately two 
miles to intersect the southerly terminus of Beth Stacey Boulevard. The roadway 
must be constructed to county standards, based upon the functional classification 
of the road. If construction has begun and is proceeding in a reasonable manner, 
Certificates of Compliance/Occupancy may be issued for non-retail uses and no 
more than 30,000 square feet of retail development provided the Milwaukee 
Boulevard/Homestead Road intersection has been established. 

9. Height 
Buildings and structures may exceed 35 feet in height provided required street, 
side, and rear setbacks are increased by one-half foot for every one foot the 
building/structure exceeds 35 feet in height. Buildings and structures may not 
exceed 45 feet in height. 

10. Landscape Buffers 
Buffers must be provided in accordance with Lee County LDC §10-416(d) for the 
multi-family and commercial areas. No buffering is required for single-family 
conventional or attached or two-family units. 

Exhibit B, Recommended Conditions and Deviations 
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11. Charwood Avenue 
Developer may not use Charwood Avenue for construction vehicles larger than 
standard pickup trucks. Direct construction access to Charwood Avenue is 
prohibited. The developer must post signs at all construction entrances advising 
drivers that concrete and fill trucks may not use Charwood Avenue. As part of the 
contract for each fill and concrete contractor, the developer must include written 
notice to the contractors advising of the Charwood Avenue use prohibition. 

12. State and Federal Permits 

County development permits do not create rights to obtain permits from state or 
federal agencies and do not create liability on the part of the County if Applicant 
fails to obtain requisite approvals or fulfill obligations imposed by state/federal 
agencies or if Applicant undertakes actions in violation of state or federal law. 
Applicant must obtain applicable state/federal permits prior to commencing 
development. 

DEVIATIONS 

1. Property Development Regulations. Deviation 1 seeks relief from LDC §§34-695, 
34-715 and 34-844 requirements for property development regulations for 
residential uses, to allow the property development regulations set forth in Exhibit 
B2. 

Deviation APPROVED 

2. Building Separation. Deviation 2 seeks relief from LDC §34-935(e)(4) requirement 
to provide a minimum building separation of one-half the sum of the heights or 20 
feet, whichever is greater, to allow a 10-foot minimum building separation. 

3. 

Deviation APPROVED, subject to the condition that the development orders 
submittals include letters of approval from the fire district. 

Lots Created After January 28, 1983. Deviation 3 seeks relief from LDC §34-
2222(1 ), which requires a 15-foot increase in minimum lot widths for corner lots, to 
allow a minimum increase of 10 feet for corner lots. 

Deviation APPROVED, subject to compliance with LDC visibility/sight distance 
requirements. 

4. Intersection Separation. Deviation 4 seeks relief from LDC §10-285(a) requirement 
for a 660-foot minimum intersection separation distance on arterial roadways, to 
allow a 400-foot intersection separation distance on Milwaukee Boulevard near 
Preston Street. 

Deviation APPROVED. 

Exhibit B, Recommended Conditions and Deviations 
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5. Open Drainage Easements. Deviation 5 seeks relief from LDC §10-328(a) 
requirement to provide a minimum 20-foot-wide maintenance easement along 
water courses, to eliminate the maintenance easement in areas that do not abut 
single-family lots and allow a 15-foot-wide maintenance easement for areas 
directly abutting single-family lots. 

6. 

Deviation is APPROVED subject to the condition that development order 
submittals include evidence of South Florida Water Management District approval. 

Sign Setback. Deviation 6 seeks relief from LDC §30-152(2) requirement to 
provide a minimum 15-foot setback for identification signs from rights-of­
way/easements, to allow a zero-foot setback. 

Deviation APPROVED subject to compliance with LDC minimum vehicle visibility 
sight distances. 

7. Indigenous Open Space. Deviation 7 seeks relief from LDC §10-415(b)(1) 
requirement to meet 50 percent of the open space requirement through 
preservation of indigenous native vegetation, to allow conservation easement 
areas controlled by the Lehigh Acres Municipal Services Improvement District 
(LAMSID) to satisfy the requirement. 

Deviation APPROVED subject to the following conditions: 

a. Development order submittals must demonstrate the developer/applicant 
must designate 10 acres of existing indigenous preservation within the 
highest quality native indigenous plant communities on-site. These areas 
located in Tract K include pine flatwoods/palmetto prairie along the north 
property line and pine flatwoods/cabbage palm forest in the center of the 
property. 

b. Onsite LAMSID conservation easement area(s) satisfy the required 193.65 
acres of indigenous preservation. If the conservation easement area ever 
contains less than 193.65 acres of existing indigenous vegetation, 
Developer or their successor must satisfy the indigenous preservation 
requirement through any combination set forth below: 

I. existing indigenous community within the 840-acre MPD; 
II. on-site creation/restoration of indigenous plant communities; 
Ill. off-site mitigation consistent with LDC§ 10-415(b )(3). 

Developer is not required to provide additional indigenous vegetation if the 
quantity of indigenous vegetation is reduced by hurricanes, lightning strikes, 
drought, or other acts of God. 
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8. Property Development Regulations. Deviation 8 seeks relief from LDC §§34-844 
establishing property development regulations for the commercial uses, to allow 
the property development regulations in Condition 2b above. 

Deviation APPROVED. 

9. Intersection Separation. Deviation 9 seeks relief from LDC §10-285(a) requirement 
to provide a 660-foot minimum intersection separation distance for arterial 
roadways, to allow a 450-foot separation distance on Milwaukee Boulevard near 
Homestead Road. 

Deviation APPROVED. 

10. Signs. Deviation 10 seeks relief from LDC §30-152(3) requirement to provide a 
minimum 15-foot setback for identification signs from rights-of-way/easements, to 
allow a zero-foot setback. 

Deviation APPROVED, subject to LDC minimum vehicle visibility sight distances. 

11. Dead-end Streets. Deviation 11 seeks relief from LDC §10-296(k)(1 ), which 
requires dead-end streets to be constructed with a circular turnaround for vehicles, 
to eliminate circular turnarounds in seven locations on the MCP where there is less 
than 150 feet of roadway from the nearest intersection. 

Deviation APPROVED, limited to locations depicted on MCP. 

12. Excavation Setbacks._Deviation12 seeks relief from LDC §10-329(d)(1)a.3., which 
requires a minimum setback of 50 feet between an excavation and a private 
property line under separate ownership, to allow a minimum setback of 30 feet. 

Deviation APPROVED, limited to locations depicted on MCP. 

Exhibits to Conditions: 

B1 Master Concept Plan "Savanna Lakes Lee County, Florida", revised 5/16/2025. 
B2 Property development regulations. 
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EXHIBIT 8-1 
RESIDENTIAL TRACTS 
TRACT AREA (AC) LAND USE TABLE REQUIRED OPEN SPACE 

A 11.4 USE 
B 9.7 
C 6.8 
D 17.5 

LAKES 

PRESERVE 

E 8.4 RESIDENTIAL 

F 14.7 PRIVATE ROW 
G 19.4 MILWAUKEE ROW 

H&I 49.6 COMMON OPEN SPACE 
J 5.3 
K 18.4 

TOTAL 

L 17.5 
-----M- 15.3 
~-N- 12.8 

0 17.3 
P 15.3 
Q 19.7 
R 2.9 
s 39.3 
T 14.0 
u 33.2 
V 18.7 
w 2.0 

TOTAL 369.2 

CURRENT LAND USE: RESIDENTIAL 
ZONING: RS-1 
FLU: URBAN COMMUNITY 

±270' INTERSECTION 
SEPARATION 

50' BUFFER MIN. 
WITH WALL 

0 

~ 
¼ 
\ 

WALL (TYP.) MIN. 25' 
FROM PROPERTY LINE: 

50' BUFFER MIN. 
WITH WALL 

ACREAGE 

171.7 AC 

334.4AC 
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91.6AC 
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2. b. Site Development Regulations - RESIDENTIAL 

RESIDENTIAL SINGLE SINGLE 2-FAM. ATTACHED 

FAMILY FAMILY /TOWNHOUSE 

DETACHED DETACHED 

VILLAS REGULAR 

MINIMUM LOT AREA 

(SQUARE FOOTAGE) 2,500 SF 4,000 SF 1,200 SF/ UNIT 

MINIMUM LOT SIZE 25' X 100' 40' X 100' 15' X 80' 

MINIMUM CORNER 

LOT SIZE 25 X 100' 40' X 100' 15' X 80' 

FRONT SETBACK 

FOM STREET 20 FEET 20 FEET 20 FEET 

SIDE SETBACK FROM 

STREET 15 FEET 15 FEET 15 FEET 

SIDE SETBACK 5 FEET 5 FEET 5'/0' 

REAR SETBACK 5 FEET 5 FEET 5 FEET 

MIN. BUILDING 

SEPARATION N/A N/A 10 FEET 

35 FEET/ 
MAXIMUM BUILDING 35 FEET/ 3 35 FEET/ 3 

3 
HEIGHT STORIES STORIES 

STORIES 

MAXIMUM LOT 

COVERAGE(%) 65% 65% 65% 

MULTIPLE-FAM/LY ALL USES 

HOUSING ALLOWED IN 
THE TOWN 
CENTER/CLUB 

HOUSE AREAS 

10,000 SF 7,500 SF 

100' X 100' 75' X 100' 

110' X 100' 85' X 100' 

20 FEET 20 FEET 

15 FEET 15 FEET 

15 FEET 10 FEET 

20 FEET 10 FEET 

10 FEET 20 FEET 

45 FEET OR 3 

STORIES, 
35 FEET/ 3 

WHICHEVER IS THE 
STORIES 

LESSER AMOUNT 

60% 60% 

TOTAL MAXIMUM 40,000 SQUARE 

BUILIDNG SQUARE FEET 

FOOTAGE 

AMENITY 

AREA 

7,500 SF 

75' X 100' 

85' X 100' 

20 FEET 

15 FEET 

10 FEET 

10 FEET 

20 FEET 

35 FEET/ 3 
STORIES 

60% 

m 
>< 
:I: -m --; 
m 
N 



2. b. Site Development Regulations - COMMERCIAL 

MINIMUM LOT SIZE 10,000 SQUARE FEET 

MINIMUM LOT WIDTH 100 FEET 

MINIMUM LOT DEPTH 100 FEET 

MINIMUM SETBACKS: 

STREET VARIABLE ACCORDING TO THE FUNCTIONAL 
CLASSIFICATION OF THE STREET OR ROAD 
(LEE COUNTY LAND DEVELOPMENT CODE 
§34-2192) 

SIDE 15 FEET 

REAR 25 FEET 

WATER 25 FEET 

MAXIMUM LOT COVERAGE 60% 

MAXIMUM BUILDING HEIGHT THREE STORIES, OR45 FEET, WHICHEVER IS 
THE LESSER AMOUNT 
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Exhibit D 

HEARING PARTICIPANTS 

County Staff: 

1. Adam Mendez 

Applicant Representatives: 

1. Richard Akin, Esq. 

2. Daniel Delisi, AICP 

3. Bridgette Thebault, Senior Ecologist 

4. Ted Treesh 

5. Jeff Wasko, PE 

Public Participants: 

1. Derek Felder 

2. Andrea Keppel 

3. Marsha Stephen 

4. Hary Usaquen 

5. Johanna Barahona 
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Exhibit C 

EXHIBITS PRESENTED AT HEARING 

STAFF EXHIBITS 

1. DCD Staff Report with attachments for DCI: Prepared by Adam Mendez, 
Principal Planner, date received August 19, 2025 (multiple pages - 8.5"x11" & 
11 "x14") [black & white, color] 

2. 48-Hour Notice: Email from Adam Mendez to Maria Perez, with copies to Richard 
Akin, Esq., Dan Delisi, Jeff Wasko, and Brienne Cherry, dated Monday, 
September 15, 2025, 11 :44 AM (multiple pages - 8.5"x11 ") 

3. PowerPoint Presentation: Prepared by Lee County Staff for DCl2024-00037, 
Savanna Lakes MPD (multiple pages - 8.5"x11 ")[color] 

APPLICANT EXHIBITS 

1. 48-Hour Notice: Email from Richard Akin, Esq., to Hearing Examiner and Maria 
Perez, with copies to Dan Delisi, Jeff Wasko, and Adam Mendez, dated Monday, 
September 15, 2025, 11 :02 AM (3 pages - 8.5"x11 ") 

2. PowerPoint Presentation: Prepared DCl2024-00037, Savanna Lakes MPD, dated 
September 18, 2025 (multiple pages - 8.5"x11 ")[color] 

3. Master Concept Plan: Prepared by Barraco and Associates, Inc., for Pinnacle 
Development, last revised May 16, 2025 (3 pages - 8.5"x11 ") 

Exhibit C, Exhibits Presented at Hearing 
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Exhibit E 

INFORMATION 

UNAUTHORIZED COMMUNICATIONS 

The LDC prohibits communications with the Hearing Examiner or her staff on the 
substance of pending zoning actions. There are limited exceptions for written 
communications requested by the Hearing Examiner, or where the Hearing Examiner 
seeks advice from a disinterested expert. 

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS 

A. The Hearing Examiner will provide a copy of this recommendation to the Board of 
County Commissioners. 

B. The Board will hold a final hearing to consider the Recommendation and record 
made before the Hearing Examiner. The Department of Community Development 
will notify hearing participants of the final hearing date. Only Parties and 
participants may address the Board at the final hearing. Presentation by 
participants are limited to the substance of testimony presented to the Hearing 
Examiner, testimony concerning the correctness of Findings of Fact or 
Conclusions of Law contained in the Recommendation, or allegations of relevant 
new evidence not known or that could not have been reasonably discovered by 
the speaker at the time of the Hearing Examiner hearing. 

C. Participants may not submit documents to the Board of County Commissioners 
unless marked as Exhibits by the Hearing Examiner. Documents must have the 
Exhibit number assigned at hearing. 

COPIES OF TESTIMONY AND TRANSCRIPTS 

A. Every hearing is recorded. Recordings are public records that become part of the 
case file maintained by the Department of Community Development. The case file 
and recordings are available for public examination Monday through Friday 
between 8:00 a.m. and 4:30 p.m. 

B. A verbatim transcript may also be available for purchase from the court reporting 
service. 

Exhibit E, Information 



DCI2024-00040  
North Captiva LCEC 

Essential Service 
Facility 



 

 

 
 

CASE NUMBER & NAME: 
 
 

DCI2024-00040 / North Captiva LCEC Essential Service Facility 

REQUEST: 
 
 

Request to rezone 0.24± acres from Residential Single family 
(RS-1) to Community Facilities Planned Development (CFPD), to 
allow for Administrative Office, Essential Service Facilities, 
Group I, and Temporary Employee Housing.  

 

RESOLUTION NUMBER: 
 
 

Z-25-015 

LOCATION: 
 

Access Undetermined, Captiva, FL 33924, North Captiva 
Community Planning Area, Lee County, FL 

  
OWNER: Lee County Electric Cooperative, Inc. 
 
 

 

APPLICANT: 
 
 

Lee County Electric Cooperative, Inc. 

AGENT: 
 
 

Linda Miller  

Avalon Engineering, Inc.  

2506 Del Prado S., Suite 200  

Cape Coral, Florida 33904 

 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

Approval, subject to conditions and deviations. 

PARTICIPANTS:  
 

1. Lacey Farley 
2. Scott Farley 
3. Jonathan Flyte 
4. Daryl Max Forgey 
5. Richard Gross 
6. Alex Murphy 
7. Mark Muller 
8. Duncan Rosen 
9. Kasey Stilson 
10. Taylor West 
11. David Wilcox 
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Summary of Hearing Examiner Recommendation 

NORTH CAPTIVA LCEC ESSENTIAL 
SERVICE FACILITY 

Applicant seeks to locate an electrical substation on Upper Captiva to improve service for 
island residents. The proposed facility includes office space and employee housing to 
accommodate limited overnight stays on the island following storm events. 

Requested uses are permitted under current RS-1 zoning. Planned development zoning 
is sought to secure deviations from LDC setback/buffer standards. The requested 
deviations acknowledge site constraints created by undeveloped rights-of-way that are 
unlikely to be utilized. 

There was significant opposition from island residents at hearing. Concerns center on 
intensification of a parcel nestled in a residential area. Many concerns stem from current 
site operations, including open storage of heavy equipment/vehicles. The property is 
subject to two Code violations related to this unpermitted activity. 

If approved, the request prohibits open/outdoor storage; equipment and vehicles must 
be enclosed within the building. Conditions of approval impose architectural standards to 
ensure aesthetic consistency with neighboring properties. 

The Hearing Examiner finds the request satisfies LDC rezoning review criteria. 

Detailed recommendation follows 
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA 

HEARING EXAMINER RECOMMENDATION 

REZONING: DCl2024-00040 

Regarding: NORTH CAPTIVA LCEC ESSENTIAL SERVICE FACILITY 

Location: Northwest Corner of Spanish Gold Lane and Hodgepodge Lane 
Captiva Planning Community 
(District 1) 

Hearing Date: June 26, 2025 (Heard) 
July 25, 2025 (Heard) 
August 8, 2025 

Additional Date: 
Record Closed: 

I. 

II. 

Request 

Rezone 0.24± acres from Residential Single Family (RS-1) to Community Facilities 
Planned Development (CPFD) to allow an Administrative Office, Essential Service 
Facilities Group I, and Temporary Employee Housing. 

The property's legal description is set forth in Exhibit A. 

Hearing Examiner Recommendation 

Approval, subject to the conditions and deviations set forth in Exhibit B. 

Ill. Discussion 

The Hearing Examiner serves in an advisory capacity to the Board of County 
Commissioners (Board) on applications to rezone property to the planned 
development zoning district. 1 In furtherance of this duty, the Hearing Examiner 
accepted testimony and evidence on an application to rezone 0.24± acres in North 
Captiva to CFPD. 

In preparing a recommendation to the Board, the Hearing Examiner must apply 
the Lee County Comprehensive Plan (Lee Plan), Land Development Code (LDC), 
and other County regulations to the testimony and evidence presented at hearing.2 

The record must contain competent substantial evidence to support the 
recommendation. 3 

1 LDC §34-145(d)(1)b. 
2 LDC §34-145(d)(3). 
3 Lee Co. Admin. Code 3.3.A(2). 



Case: DCl2024-00040 

Discussion supporting the Hearing Examiner's recommendation of approval 
follows below. 

Request 

Lee County Electric Cooperative (LCEC) seeks to rezone a parcel in North Captiva 
to a Community Facilities district. Applicant acquired the property to improve 
electricity service to island residents and businesses, particularly after storm 
events.4 

Site design proposes an elevated electrical substation with a 696 square foot 
mechanical pad housing switch equipment and a two-story office/temporary 
employee housing building.5 The Master Concept Plan (MCP) centrally locates the 
building within the property, encircled by enhanced landscaping to screen site 
activity. Four deviations from the LDC request relief to acknowledge site 
constraints created by unused rights-of-way. 

The property sits across from the Upper Captiva Fire Department Station. The site 
is subject to Code Violations stemming from open storage of heavy 
equipment/vehicles and related site work done prior to obtaining proper 
approvals.6 

Staff recommended approval with conditions, finding the request to rezone the 
property to the CFPD district satisfies LDC review criteria. 

Character of the Area 

The property is located on North Captiva Island/Upper Captiva, accessible only by 
air or sea. There is no vehicular access to the island. 

Development on Upper Captiva is clustered at the northern end with commercial 
zoning along the eastern tip. Residential zoning dominates the remainder of the 
developed area. 

4 See Applicant Narrative, Staff Report (Attachment H); Hearing Testimony. 
5 Hearing testimony reflects the mechanical pad will be accessed from the second floor, level with the 
office/housing area. Miller Testimony (6/26/25 Transcript pg. 31). 
6 See Staff Report (pg. 1, Attachment J, referencing VIO2024-06999 and VIO2024-07000). 

Hearing Examiner Recommendation 
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Case: DCl2024-00040 

Only two lots on the island host Community Facilities zoning. Both support the 
Upper Captiva Fire Station. The subject property is located directly across from the 
fire station on Hodgepodge Lane, creating a node of Commercial Facilities uses. 

Lee Plan 

The Lee Plan regulates land development activity in the County.7 The Plan's 
Future Land Use Map divides the County into future urban, nonurban, and 

7 LDC §34-491 (b). 

Hearing Examiner Recommendation 
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Case: DCl2024-00040 

environmentally sensitive areas. Planned developments must be consistent with 
the Lee Plan.8 

The property is designated Outer Islands on the Future Land Use Map.9 The Outer 
Islands category is a Future Non-Urban Area that is sparsely settled, far from major 
shopping or employment centers. 10 

Lee Plan Maps also designate the property within the North/Upper Captiva 
Planning Community. 11 Rezoning requests in North Captiva are subject to a 
Community Plan with specific review and lighting criteria. 12 The goal of the 
community is to preserve the island's character, scale, fragile environment, and 
way of life.13 

Essential service facilities consist of buildings or above-ground structures 
necessary to provide essential services, including electricity. 14 The request 
expands vital public service by locating an essential service facility central to the 
island. 

The Lee Plan permits public utility uses in a// land use categories and Planning 
Districts, rendering the requested use consistent with the site's designation within 
the Outer Islands category and the North Captiva Planning Community.15 

The site is also within the Coastal High Hazard Area. 16 The facility is needed to 
streamline restoration work necessitated by underground lines flooding after storm 
events. Applicant faces unique challenges for electricity restoration on an island 
devoid of vehicular access. The substation will be elevated to protect vital 
equipment during flood events. 

Applicant further seeks to construct a two-story building consisting of enclosed 
storage on the first floor and office/temporary employee housing on the second 

8 Id.; Lee Plan Policy 2.1.2; LDC §34-411 (a), §34-491: Rezonings must be consistent with Lee Plan Goals, 
Objectives, and Policies. Potential conflicts between the Lee Plan and the LDC must be resolved in favor 
of the Lee Plan. 
9 Lee Plan Map 1-A. 
10 Lee Plan Policy 1.4.2; Glossary definition of Future Non-Urban Area. 
11 Lee Plan Map 2-A, and Goal 26 identify the North Captiva Planning Community. LDC §§33-1701 identifies 
the Upper Captiva Planning Community. 
12 Lee Plan Goal 26 adopted by Lee County Ordinance No. 09-09 on February 25, 2009. Community specific 
LDC regulations adopted by Lee County Ordinance No. 14-13 on June 17, 2014, codified in LDC §§33-
1701 et. seq. 
13 Lee Plan Goal 26. Reliable electric service is a staple to support the island's way of life. 
14LDC §§34-2, 34-622(c)(13): Essential services include erection, construction, alteration, and maintenance 
by public or private utility companies to furnish adequate service of electrical and communication cables, 
poles, and wires. The definition includes transformers, switching equipment, meters, pumps, and equipment 
less than 27 cubic feet in area, excluding communication towers. 
15 Lee Plan Policy 2.1.3; See also LDC §34-1612. 
16 Lee Plan Map 5-A. 

Hearing Examiner Recommendation 
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Case: DCl2024-00040 

floor. 17 The building enables LCEC to position personnel and equipment/materials 
prior to known storm activity. 18 Providing accommodations for critical employees 
during/following storm events expedites restoration efforts for island residents and 
businesses. 

Compatibility 

The County evaluates compatibility during the zoning process. 19 Compatibility is 
found when land uses can exist in proximity, and no one use unduly negatively 
impacts another.20 

Requested uses are permitted under the existing RS-1 zoning.21 The evaluation of 
compatibility then turns to identifying protective measures through conditions to 
adequately mitigate off-site impacts.22 

Compatibility is achieved through site design and conditions of approval, including: 

► Screening. The site will be screened from adjacent residences by an 
enhanced landscaping plan providing 75% opacity.23 Planting 
enhancements to shield the site will be installed in a tiered fashion, starting 
with a shrub hedge encircling the building foundation.24 

► Building Design. The building and substation are scaled to match 
neighboring properties and to not appear like a traditional substation. 

► Architectural Features. Conditions tie development to elevations mimicking 
aesthetic characteristics of surrounding homes.25 

17 The building can be classified as an Essential Service Facility. See LDC §34-622(c)(13). 
18 Akin Testimony (6/26/25 Transcript pg. 15). 
19 LDC §34-145(d)(4). 
2° Florida Statutes §163.3164(9) (2025); Lee Plan Policy 135.9.6. Appropriate intensity is determined on a 
case-by-case basis in accordance with uses permitted by the Lee Plan and the nature of land uses 
surrounding the project. LDC §34-413. 
21 The LDC permits Essential Services, Essential Service Facilities Group I, Administrative Offices, and 
Accessory Uses/Structures by right in the RS-1 district. See LDC §34-694; See also LDC §34-1612. 
Essential services are defined as the erection, construction, alteration or maintenance, by a public or private 
utility company for the purpose of furnishing adequate service by such company for the public health, safety 
or general welfare, of electrical and communication cables, poles and wires, and water and sewer collection, 
transmission or distribution mains, drains and pipes, including fire hydrants. The term includes necessary 
transformers, switching equipment, meters, pumps and similar equipment less than 27 cubic feet in size. 
Group I Essential Service Facilities include the buildings or above-ground structures exceeding 27 cubic 
feet required to provide essential services including electricity and Electric substations. 
22 Lee Plan Policy 5.1.5. Since the request is in the form of a planned development, the Plan directs 
conditions to be attached to minimize/eliminate potential impacts. See Id. 
23 Miller & Kulsveen Testimony (6/26/25 Transcript pg. 29-30, 32-35); Lee Plan Policies 5.1.5, 135.9.6; 
Master Landscape Plan (MCP Sheet L 1.0). 
24 Applicant's landscape architect provided expert testimony. Kulsveen Testimony (6/26/25 Testimony pg. 
33-35). 
25 Condition 6. 

Hearing Examiner Recommendation 
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Case: DCl2024-00040 

► Building Height. Conditions restrict building height to 30 feet, consistent with 
surrounding properties. 26 

► Improved Surface Water Management. A stormwater management system 
will address water quality/quantity, directing surface waters through an 
engineered design rather than continue the uninhibited sheet flow under 
present conditions. 

► Prohibits outdoor/open storage.27 

► Collocates Community Facilities. Centralizes Community Facilities serving 
the island.28 

► Encloses Vehicles/Equipment. First floor roll-up garage doors, similar to the 
fire station across the street, enclose stored materials/equipmenVvehicles. 

Based upon the foregoing, the Hearing Examiner finds the request balances 
providing a vital public service while minimizing off-site impacts through conditions 
of approval.29 Required design elements provide sufficient safeguards to find 
compatibility. 

26 Condition 2b. 
27 See Condition 2a. 
28 Lee Plan Objective 26.1, Policy 5.1.5. 
29 See generally Lee Plan Policy 5.1.5, 135.9.6, LDC §34-145(d)(1 )d & (4)a.2(b). 

Hearing Examiner Recommendation 
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LDC 

Planned developments integrate proposed development with surrounding land 
uses.30 Planned developments further Lee Plan goals and offer flexibility in 
planning and site design.31 

CFPD zoning is reserved for necessary governmental/community service activities 
that may impact adjacent land.32 Applicant demonstrated necessity for the 
requested facility. Vehicular inaccessibility to the island creates unique utility needs 
and presents challenges to address issues in a timely fashion. LCEC provided 
testimonial evidence demonstrating the proposed facility will increase reliability of 
electric infrastructure and decrease outage times on the island. 

Development must comply with County land development regulations or seek 
deviations. A "deviation" is a departure from a land development regulation. 33 

Applicants seeking deviations from the LDC must demonstrate that each deviation 
enhances the planned development and does not cause detriment to the public. 34 

Applicant requests four deviations from the LDC, seeking relief from setbacks, 
landscaping, and dumpster enclosure regulations.35 Deviations are necessary 
given site constraints created by unutilized easements.36 

The record indicates granting the deviations meets the spirit of the Code. Setbacks 
remain consistent with the intent of the LDC despite not meeting the letter of the 
Code. The LDC originates points of measurement at easement boundaries. The 
property is encumbered by right-of-way easements unlikely to be developed given 
the island's unique transportation network.37 

30 LDC §34-612(2). 
31 LDC §§34-411 (a), 34-612(2), Lee Plan Policy 2.1.2. 
32 LDC §34-931 (d). State law preempts local governments from regulating certain aspects of electric 
substations and explicitly permits the use in all land use categories and zoning districts. Statutes restrict 
the County to addressing setbacks, landscaping, buffering, screening, lighting, and other aesthetic 
compatibility-based standards. F.S. §163.3208 (2025). 
33 LDC §34-2. 
34 LDC §34-373(a)(9). 
35 See Applicant Ex. 3. Requested setback deviations are triggered by measurements taken from 
undeveloped rights-of-way rather than property boundaries. The record demonstrates the intent of the Code 
is met even with granting the deviations. See Staff Report and Hearing Testimony (6/26/25 Transcript pg. 
23-30, 47-48, 54-55). 
36 Id. Hearing testimony reflects the easements are unlikely to be used given the island's vehicular 
prohibition. See Lee Plan Policy 26.2.3. Spanish Gold Lane utilizes 30 feet for established right-of-way, 
although an additional 15-feet is reserved on the property for right-of-way expansion. Both parties agree 
expansion is highly improbable. 6/26/25 Transcript pg. 23-30, 47-48, 54-55. The landscaping deviation is 
also triggered by easements. Notably, required plantings remain unchanged and passersby will experience 
a green site perimeter. Badamtchian Testimony (6/26/25 Transcript pg. 55). 
37 Hearing Testimony (6/26/25 Testimony pg. 47-48, 54-55); Staff Report. 

Hearing Examiner Recommendation 
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Applicant offered testimonial evidence supporting the deviations.38 The Hearing 
Examiner agrees with Staff's recommendation of approval. 

Transportation 

Zoning requests must demonstrate the property has adequate access to support 
the proposed development intensity and that expected impacts to transportation 
facilities will be addressed by County regulations and conditions of approval.39 

The property has direct access to Spanish Gold Lane and Hodgepodge Lane. The 
Lee Plan bans heavy construction equipment and internal combustion powered 
vehicles on the island but exempts public purpose equipment/vehicles.40 

Applicant obtained a waiver from traffic study requirements given the unique 
transportation network on the island.41 

Environmental 

Requests to rezone property must not adversely affect environmentally 
critical/sensitive areas or natural resources.42 

There are no environmentally critical areas or natural resources on the property. 
Applicant's expert ecologist testified that the site hosts no wetlands, protected 
species, or natural habitat.43 

The project exceeds open space requirements and provides enhanced 
landscaping.44 

Applicant's engineering expert detailed site topography and proposed surface 
water attenuation.45 The stormwater management system is comprised of dry 
detention to retain runoff for pretreatment prior to outfall from the site.46 A perimeter 
berm will capture storm water for attenuation to meet State nutrient removal 

38 Miller Testimony (6/26/25 Transcript pg. 25-30); LDC §34-377(a)(4). 
39 LDC 34-145(d)(4). 
40 Lee Plan Policy 26.2.3. 
41 See Staff Report (pg. 2, Attachment K). The Lee Plan prohibits internal combustion powered vehicles 
aside from emergency events, public purposes, approved community needs, and permitted heavy 
construction equipment. Policy 26.2.3. The Staff Report notes the Fire District utilizes the only trucks on the 
island, which is located immediately south of the property. 
42 LDC §34-145(d)(4). 
43 Owen Testimony (6/26/25 Transcript pg. 36, 7/25/25 Transcript pg. 192-93); Applicant Ex. 3, Vegetation 
Map and Protected Species Survey Map. 
44 Lee Plan Objective 77.2. 
45 Sloan Testimony (6/26/25 Transcript pg. 37-39, 7/25/25 Transcript pg. 201); Applicant Ex. 3 (slide 24). 
46 Sloan Testimony; Lee Plan Goals 60, 61, Policies 60.1.5, 61.2.4, 61.3.11. 

Hearing Examiner Recommendation 
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standards.47 This is an improvement over existing conditions that direct sheet flow 
to adjacent roadways.48 

The Hearing Examiner finds the proposed CFPD will not harm environmentally 
critical/sensitive areas or natural resources.49 

Public Services and Infrastructure 

Public services are the requisite services, facilities, capital improvements, and 
infrastructure necessary to support development.50 The Lee Plan requires an 
evaluation of public services during the rezoning process. 51 

The property is identified as a Future Non-Urban Area under the Lee Plan.52 

Accordingly, the site does not access significant public services or infrastructure.53 

Potable water, sanitary sewer, and public transit do not serve the site.54 Applicant 
must demonstrate compliance with septic permitting prior to commencing site 
development. 55 

There are no paved roads on the island. The Upper Captiva Fire Protection and 
Rescue District provides fire and emergency services, with Station 191 located 
across from the site. 

Public Participation 

Applicant conducted a community meeting consistent with LDC requirements in 
the Upper Captiva Planning Community.56 

47 Applicant Ex. 3 (slide 24). 
48 Sloan Testimony (6/26/25 Transcript 38-39); Applicant Ex. 3 (slide 24); Lee Plan Policy 135.9.6. 
49 Lee Plan 125.1.2. 
50 Lee Plan Glossary. Public services are defined to include public sewer/water, paved streets/roads, public 
transit, parks and recreation facilities, police, fire, and emergency services, surface water management, 
schools, and community facilities such as senior citizens' centers, libraries, and community centers. 
51 Lee Plan Goal 95 and Policy 2.2.1. 
52 Lee Plan Glossary. 
53 Lee Plan Objective 2.2. The LDC requires a finding of public service only if located within a Future Urban 
area, which the property is not. See LDC §34-145(d)(4)a.1(g). 
54 See Staff Report (pg. 2-3). 
55 Condition 5. Significant hearing discussion focused on the ability of Applicant to establish septic service. 
The Lee Plan requires consideration of water, sewer, and environmental standards during the rezoning 
process, but directs the county to ensure standards are met "prior to issuing a local development order." 
Lee Plan Objective 4.1 ( emphasis added). The Lee Plan and LDC dictate thresholds of uses/flows to 
determine appropriate sewer provision for proposed developments at the time of permitting. 
56 See LDC §33-1702 & §33-1711. Applicant held the community meeting on February 25, 2025. See also 
Staff Report (Attachment F). 
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Island residents appeared at hearing in opposition to the request. 57 Many concerns 
centered on site conditions that resulted in the pending Code violations.58 

Specifically, concerns related to open storage of heavy vehicles/equipment, noise, 
visual impact, property value decline, and compatibility. 59 

Rebuttal testimony distinguished existing site activity from the request.60 If 
approved, the CFPD will address concerns through site design and conditioning. 
Current operations will not continue after site development because open/outdoor 
storage is not a permitted use, and there will not be sufficient land area to 
accommodate large vehicles/equipment. Stored equipment/vehicles must be 
enclosed beneath the building. Existing Ordinances address noise and lighting 
impacts.61 

Conditions 

The County must administer the zoning process so proposed land uses minimize 
adverse impacts on adjacent property and protect County resources. 62 Conditions 
must plausibly relate to the project's anticipated impacts and be pertinent to 
mitigating impacts to the public.63 The CFPD is subject to conditions addressing 
impacts reasonably anticipated from development.64 

The Hearing Examiner requested additional conditions governing septic service, 
imposing architectural standards, and limiting the number of employees for 
overnight stays.65 CFPD zoning prohibits residential use, warranting a condition to 
ensure temporary occupation.66 

The Hearing Examiner revised conditions/deviations for clarity and compliance 
with state law. 67 

57 Public testimony spanned two days of hearing. Public Testimony (6/26/25 Transcript pg. 58-133); 
(7/25/25 Transcript pg. 141-165). 
58 Applicant and members of the public disagree about application of Florida Statutes §163.3208. The 
Hearing Examiner lacks jurisdiction to resolve disputed interpretations of the statute or render 
determinations as to whether the request complies with this law. See LDC §34-145 and Lee Co. Admin. 
Code 2-2, establishing the Hearing Examiner's authority. See also LDC §34-145(f). 
59 Many comments characterized the proposed use as a commercial use. Rebuttal testimony distinguished 
the requested Commercial Facilities zoning district from commercial districts, which enjoy separate 
treatment under the Lee Plan and LDC. 
60 Rebuttal Testimony (7/25/25 Transcript pg. 167-203). 
61 Akin Testimony (6/26/25 Transcript pg. 50-51 ); LDC §§34-623 & 34-624. 
62 Lee Plan Policies 5.1.5, 135.9.6; LDC §§34-145(d)(4) a.2.(b), 34-377(a)(3), 34-411, and 34-932(c). 
63 LDC §34-932(b). 
64 LDC §§34-83(b)(4) a.3, 34-377(a)(2)c; Lee Plan Policy 5.1.5. 
65 See Post-Hearing Written Submissions. 6/26/25 Transcript pg. 51-52. 
66 Badamtchian Testimony (6/26/25 Transcript pg. 56). 
67 Condition 7 ensures compliance with F.S. §125.022(6) (2025). 
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IV. Findings and Conclusions 

Based on the testimony and evidence presented in the record, the Hearing 
Examiner makes the following findings and conclusions. 

As conditioned herein, the proposed CFPD: 

A. Complies with the Lee Plan. See Lee Plan Goals 2, 4, 26, 60, 61, 77; 
Objectives 2.1, 2.2, 4.1, 26.1, and Policies 1.4.2, 2.1.3, 1.1.8, 2.1.1, 2.2.1, 
5.1.5, 135.9.5, 135.9.6, Standards 4.1.1 and 4.1.2. 

B. Complies with the LDC and other County regulations or qualifies for 
deviations. See LDC Chapters 2, 10, 33, and 34. 

C. Is compatible with existing and planned uses in the area. See Lee Plan 
Goals 2, 4, 26; Objectives 2.1, 2.2, and Policies 2.1.1, 2.1.3, 5.1.5, 135.9.5, 
135.9.6; LDC §§34-931, 34-1612. 

D. Provides sufficient access to support the proposed development intensity, 
with expected impacts on transportation facilities addressed by County 
regulations and conditions of approval. See LDC §34-411 (d). 

E. Will not adversely affect environmentally critical areas or natural resources. 
See Lee Plan Goals 26, 60, 61, and 77, Policies 60.1.5, 61.2.4, 61.3.11. 

F. Is not within a Future Urban Area identified under the Lee Plan. See Lee 
Plan Glossary. 

G. Recommended conditions are sufficient to protect the public interest and 
reasonably relate to the impacts expected from the development. See LDC 
Chapters 10, 33, and 34. 

H. As conditioned herein, the four deviations enhance the planned 
development and preserve public health, safety, and welfare. LDC §34-
145(d)(4 )a.2( c). 
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Date of Recommendation: September 18, 2025. 

~ 
Amanaa L. Rivera 
Deputy Hearing Examiner 

Lee County Hearing Examiner 
1500 Monroe Street, Suite 218 
Post Office Box 398 
Fort Myers, FL 33902-0398 

Exhibits to Hearing Examiner's Recommendation 

Exhibit A Legal Description and Vicinity Map 
Exhibit B Recommended Conditions and Deviations 
Exhibit C Exhibits Presented at Hearing 
Exhibit D Hearing Participants 
Exhibit E Information 
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Exhibit A 

LEGAL DESCRIPTION AND VICINITY MAP 

Exhibit A, Legal Description and Vicinity Map 
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Exhibit A 

SKETCH & DESCRIPTION 
OF A PARCEL LY[NG [N SECT[ON S, 

TOWNSI-HP 45 SOUTH, RANGE 21 EAST 
LEE COUNTY, FLOR[DA 

LEGAL DESCRIPTION 

A PARCEL OF LAND LYING IN THE STATE OF FLORIDA, COUNTY OF LEE, BEING A PORTION OF 
SECTION 5, TOWNSHIP 45 SOUTH, RANGE 21 EAST AND MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

AS DESCRIBED IN OFFICIAL INSTRUMENT #2023000379873, PUBLIC RECORDS OF LEE COUNTY, 
FLORIDA. 

BEGIN AT A CONCRETE POST ON THE SOUTH LINE OF GOVERNMENT LOT 1, SECTION 5, 
TOWNSHIP 45 SOUTH, RANGE 21 EAST, BEING 226 FEET MORE OR LESS EAST OF THE HIGH 
TIDE LINE OF THE GULF OF MEXICO; THENCE RUN S.81"20'E., 835 .0 FEET ALONG THE SOUTH 
LINE OF SAID GOVERNMENT LOT 1 TO A CONCRETE POST; THENCE N.08"40'E., 205 FEET TO 
A CONCRETE POST; THENCE N.08"40'E., 420 FEET; THENCE S.81·2o'E. , 460 FEET TO THE 
POINT OF BEGINNING; THENCE S.08"40'W., 105 FEET; N.81·2o·w., 100 FEET; THENCE 
N.08"40'E., 105 FEET; THENCE S.81 ·2o'E., 100 FEET TO THE POINT OF BEGINNING. BEING 
LOT 28, UNIT 2, OF AN UNRECORDED SUBDIVISION KNOWN AS JOSE'S HIDEAWAY, LOCATED IN 
GOVERNMENT LOT 1, SECTION 5 , TOWNSHIP 45 SOUTH, RANGE 21 EAST, UPPER CAPTIVA 
ISLAND, LEE COUNTY, FLORIDA. 

• Digitally signed 
T1mothybyTimothyL 
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2. DISTANCES ARE IN FEET AND DECIMALS THEREOF. 

3. PARCEL IS SUBJECT TO EASEMENTS, RESERVATIONS OR 
RESTRICTIONS AND RIGHT-OF-WAYS (RECORDED AND 
UNRECORDED, WRITTEN AND UNWRITTEN). 

4. RECORDING INFORMATION SHOWN HEREON RELATES TO 
THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA. 

5. THE STATE PLANE COORDINATES SHOWN HEREON ARE 
IN FEET. FLORIDA WEST ZONE, NORTH AMERICAN DATUM 
OF 1983 (2011 ADJUSTMENT) BASED UPON 
CONTINUOUSLY OPERATING FLORIDA PERMANENT 
REFERENCE NETWORK (FPRN) STATIONS MAINTAINED BY 
THE FLORIDA DEPARTMENT OF TRANSPORTATION. 
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LOT' 28, UNIT' 2, JOSE'S HIDEAWAY 
UPPER CAPT'IV A 

SKETCH OF DESCRIPTION 

10970 S. CLEVELAND AVE. 
SUITE i/605 

FORT MYERS, FLORIDA 33907 METRON 
SURVEYING & MAPPING LLC PHONE: (239) 275-8575 

, FAX: (239) 275-8457 

LANDSURVEYORSPLANNERS 
LB#7071 www.metronfl .com 

FD..E NAME: FlEl.D BOOl</PAGE: PROJECT NO.: SHEET: 

154 73SK.DWG 754/ 3 15473 _LOF 2 
SUR'v£Y CA.TE: DRA.WH BY: = CHECKED S'I': Fll.E NO. (S-T-R) 

7 22 24 BUD ,· = 40' TI.M 5-45-21 

SKETCH & DESCRIPTION 
OF A PARCEL LYING IN SECTION 5, 

TOWNSIUP 4-5 SOUTH, RANGE 21 EAST 
LEE COUNTY, FLORIDA 

-

LEGEND: 
P.0.C. = POINT OF COMMENCEMENT 
P.O.B. = POINT OF BEGINNING 
R/W = RIGHT OF WAY 
P.B. = PLAT BOOK 
0 .R. = OFFICIAL RECORDS BOOK 
PG= PAGE 
N: = NORTHING 
E: = EASTING 
D&UE = DRAINAGE & UTILITY EASEMENT 

GOV'T = GOVERNMENT 

CONG = CONCRETE 

N: 824344.24 
E: 584211 . 33 
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Case: DCl2024-00040 

Exhibit B 

RECOMMENDED CONDITIONS AND DEVIATIONS 

CONDITIONS 

1. Master Concept Plan (MCP)/Development Compliance 

2. 

a. MCP. Development must be consistent with the three-page MCP entitled 
"Upper Captiva LCEC Service Center" stamped received June 24, 2025, 
and "Landscape Details" dated February 24, 2025 (Exhibit B1). 

b. LDC and Lee Plan. Development must comply with the LDC and Lee Plan 
at time of local development order approval, except where deviations are 
approved herein. Subsequent changes to the MCP or conditions may 
require further development approvals. 

Uses and Site Development Regulations 

a. Schedule of Uses 

b. 

Accessory Uses and Structures 
Administrative Offices 
Caretaker's Residence 
Essential Services 
Essential Services Facilities, Group I 
Fences, Walls 
Parking Lot, Accessory 
Signs 
Storage, Indoor only 
Temporary Uses, including temporary housing of employees during 

emergencies 

Site Development Regulations 

Minimum Lot Area and Dimensions: 

Area: 
Width: 
Depth: 

0.24± Acres 
100 feet 
105 feet 

Minimum Setbacks: (See Deviations) 

Street (From R.O.W. Easement Lines) 
Hodgepodge Lane: 11 feet 
Spanish Gold Lane: 5 feet 
North Side Setback: 5 feet 
West Side Setback: 11 feet 

Exhibit B, Recommended Conditions and Deviations 



Case: DCl2024-00040 

3. 

4. 

5. 

6. 

7. 

Building Height: 30 feet 
Minimum Open Space: 59% 
Maximum Lot Coverage: 40 % 

Environmental 
Development order plans must depict 59 percent of open space consistent with 
the MCP. 

Temporary Uses - Overnight Stays 
Temporary uses include overnight stays of up to four employees working on the 
island related to a disaster/weather event to protect and repair electric lines or 
equipment. 

Septic Condition 
If an onsite septic system is required for the project, Developer must provide an 
approved permit from the Department of Health for an onsite septic system to Lee 
County Development Services staff prior to development order approval. 

Architectural Compliance 
If development order plans include an office, temporary housing, or a garage 
storage use the building elevations must be similar to the building elevations 
provided (Exhibit 82) . 

Development Permits 
County development permits do not create rights to obtain permits from state or 
federal agencies and do not create liability on the part of the County if Applicant 
fails to obtain requisite approvals or fulfill obligations imposed by state/federal 
agencies or if Applicant undertakes actions in violation of state or federal law. 
Applicant must obtain applicable state/federal permits prior to commencing 
development. 

DEVIATIONS 

1. Street Setback. Deviation #1 seeks relief from LDC §34-2192(a), which requires 
a 25-foot street setback, to allow a 5-foot street setback for the mechanical pad 
and an 18.38-foot setback along Spanish Gold Lane, a 5-foot setback along 
Hodgepodge Lane, and a 5-foot setback along the northern property line, where 
there is a 15-foot wide road right-of-way. 

HEX Recommendation: Approve 

2. Buffer. Deviation #2 seeks relief from LDC §10-416(d), which requires a 15-foot­
wide Type D buffer along Hodgepodge Lane, Spanish Gold Lane and the right-of­
war to the north and a Type C buffer along the western property line, to allow a 5-

Exhibit B, Recommended Conditions and Deviations 



Case: DCl2024-00040 

3. 

4. 

foot-wide Type A enhanced buffer along northern, eastern, western and southern 
property lines. 

HEX Recommendation: Approve, subject to the following conditions: 

Development order plans must depict: 

a. Enhanced Type-A buffer to the north, with 5 trees planted per 100 linear feet, 
and a double staggered hedge row planted at 36 inches and maintained at 48. 

b. Enhanced Type-A buffer to the south, with 6 trees planted per 100 linear feet, 
and a double staggered hedge row planted at 36 inches and maintained at 48. 

c. The garage wall acting as a buffer wall as shown on the Master Landscape 
Plan with 6 trees planted per 100 linear feet and a double staggered hedge row 
planted at 36 inches and maintained at 48. 

d. Enhanced Type-A buffer to the east, with 6 trees planted per 100 linear feet 
and a double staggered hedge row, planted at 36 inches and maintained at 48. 

Solid Waste Enclosure. Deviation #3 seeks relief from LDC §10-261, which 
requires commercial development to provide dumpster enclosure on site with 
specific requirements listed on LDC §10-261, to allow rolling trash totes similar to 
residential uses in the area. 

HEX Recommendation: Approve 

Perimeter Setback. Deviation #4 seeks relief from LDC §34-939(b)(1 ), which 
requires a 25-foot development perimeter setback, to allow an 11-foot perimeter 
boundary setback along the western and southern boundaries, and 5-foot along 
northern and eastern boundaries of the site. 

HEX Recommendation: Approve 

Exhibits to Conditions: 
81 Three-page MCP entitled "Upper Captiva LCEC Service Center" stamped 

received June 24, 2025, and "Landscape Details" dated February 24, 2025 
82 Three-page Exterior Elevations, stamped received August 8, 2025 

Exhibit B, Recommended Conditions and Deviations 



MASTER CONCEPT PLAN 
FOR 

UPPER CAPTIVA 
LCEC ESSENTIAL SERVICE 

FACILITY 
SITE DATA: 
PROPOSED SITE: 10,500 SF (0.2'1 Ao.t) 

SITE INFORMATION: 
ADDRESS: 

lOCATIO:I: 

llOOGEPODGE LIi. & SPAt.1S H GOLD tu, 
CA.PTIV.A., rLORIDA 33~-' 

JOSE$ UIOf.AWAY OR 1~25 
PO 1915DESCIUOR617 
PO 134AKALOT2SVU2 

STRAPI; 00-4S.21•!o«'«().02M 
JURISOlCTIOU: lEECOUfl TY 
EXJStL'rozo:-,11:G: RS•I tSU:GlE..fA.\'JlY RESIOElnlAl) 
~~~~:~,~~~~~: ~~~~':'~~:~ilN FACILITY PlA!C\ED DCVELOPl-'.£/ff) 

OEVElOPl,'.EHTTYPe ESSEUT\t.l SERVICE FACIUTY 
FLOOD ZONE: AE 7.00 UAVD 

TOTAL SITE AREA: 
JrotAlStUAIUA: 10,50051 O.HAC (IOOKJ 
,auuo1UG1 1,lH SF 0.05 AC (U.~1 

1
(tulO l'iG f-OU!,1>AUO~ ·Ul 1;0011.011 H • L'iO llOO\ Ml(. P.-0 Hf SI) 

1
uu10,:o-11:on~,.M1s11 

1
CONCAU(t 
(COSC OJ,V( & WU.I) 

:DAV HlfHTIOHM(k 
Gil UH SPA(( AUA.: 
jlOTA\ l\\PII\YIOUJAUA.: 

TOTA\ OHU SPACE AUA1 

J.516S, 0.Oli\C 

l,n, Sf O.OU,C 
4UISF 0.UAC 
4,U0SF 0 .10At 
USOSF- 0.UAt 

REQUESTED DEVIATIONS 

ll'-'•1 

(lUMJ 
U ,7M 

(40.Sij} 

SUK 

(!} l •Hl'1 BUltO:NG SO(eACK lOCAlSIRl£1/f..OW W(M[IIT 

@ 10-416d auun.mo fOllADJACUII PAJIUl5 
@ lOC·lO-J6lJUfUSC& SOUOWA51f_D_l!_f0_5/\_l_JA_CI_U_III_S _ 

@ lDC•U-UHbl(l)f BUllOltlG SllBACKIOllCfPD 

SITE DEVELOPMENT REGULATIONS -
-- -- I 

BUllDJUG Hl\GHT: 10' 
IOFSTOiUl.S 

-

' 
-

BUIIOING SEIIAO:S lllOM PIIOPUY UNE PIIOV1Dl0 I 
r1toim (Hocxa,ooot u,J JS.99' I 
SID£: {WlSl) 11.06' 

SID£: (lM..!_) ------ 20.00' 

"""" {t<ORnl) 10.00' 

OUIIDlllG S081\CKS lllOM 'J/..W CMU,1lUI UN£ PROVlO! D 

JAON'fl {IIOD<aroDG[U,) - ~ - I 
~~~Sl) 

-- ~i;~· -~~ 
510£: (EASIJ 

-

RrAR: {t:01n11J - - ,_.,. 
WIOSCJ\PE IUH£RS PROVIO(O 

fROUT: (IIOOGlPOoGE ~HJ ----- S' •lYf'E Arn1w,uo - -
SID£: (Wf.STJ S' • TYPE A UIIWIUD 

S1Dfl i™'I ----- ~• • lYPt A U:IWlCfD 

l'-[J\'= 11:0.:\nt) s•- np( AUilWlClO 
NltA REQUIIIU,1[UIS ------
OPUl SPACE REQUIRED )OX 

OP iii SPACEPAOVIO[O 
----

SU" -
-

--
SIT(AACAMINUSP,/\YlAS(MUflS 6,J1SSF 

Oi"Ul SPACE JUQ.Ullt[O JOK 

Oi'UISPACUIIOVIDJO 1,usu JU)!,; 

VERTICAl ElEV.AllO!IS DAS ED OU; tlAVO 88 

JUN Z 4 2025 

BY: HEARING EXAMINER'S OFFICE 
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tho buffer areas and general ttecs, Tho sptcod 
on these llees rango from 10 lo 20 re el which Yfill 
ovo!d ovcr«owding beh'icen lie es and tho root 
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buU:flng foundiltion. 

CRAP!: 1,IYRnE 
DAHOON HOLLY 
JATROPIVI 
EAST PALATKA HOLLY 

North • 5' Enhanced Type 'A' Buffer (100 LF) 
4 Canopy Trees (per 100 LF) 
= 4 Canopy Trees (Required) 
= 5 Canopy Trees & 40 Shrubs (Provided) 

West• 5' Enhanced Type 'A' Buffer (105 LF) 
4 Canopy Trees (per 100 LF) 
= 5 Canopy Trees (Required) 
= •6 Canopy Trees & 50 Shrubs (Provided) 
'(9 Palms@ 3:1 & 3 Canopy Trees@1:1) 
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South • 5' Enhanced Type 'A' Buffer (100 LF) 
4 Canopy Trees (per 1 oo LF) 
= 4 Canopy Trees (Required) 
= '6 Canopy Trees & 30 Shrubs (Provided) 
•c3 Palms @ 3: 1 & 5 Canopy Trees @1 :1) 

6681 Rich RNd 
llo1lh ro,lll.)'CIS, rt ) )917 

Tel: 119.t.91.7790 
cm,n: lnfol-landcsco.com 

lgltally signed by 
avid Kulsvccn 
ate: 2025.06.23 

11,:J2t11lr~r: O'fe&L--

11ooicsxxf1c hne 6. Spanhh 
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Capllva, Fl )l9l4 
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MASTER 

LANDSCAPE 
PLAN 

DATE Ill: 06·23·2025 

DRAWtl BY: PIM 

Cll[UED BY: OKK 

Shttt: 1 or2 

L 1.0 

JUN 2 4 1025 

BY: HEARING EXAMINER'S OFACE 
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PIAN NOTES 
I, REP>JR OGSTIIIO 1\Jftf AAEA'J DISl\JRD[O BY/DURIIO CO/lSTRUCJK>H (500), 

2. COHfflACTOR S1tAlL LOCATE nu: OCIS'lrnct Of' All ununcs PRIOR 10 STARTVlQ WORK. 

J. mt coumACtM SllAlL SUPPLY ALL PlAJlf UATOUA1.S IN OUAHTITI[S rumacm to 
COMPL£.TE TIIE PROflOstO PUJII\IIGS AS Sl{0\\11 otl ORA't,\110, PlAHl\110 UATDUAl.S 
SltOYIU OU Pl.AH UX£ PR[CCODICE TO THOSE or nm: PUNJ UST/SOl[OULE, 

◄. AlL PWn UATDU)J.S su.w. COl'ffORM 10 TIit STIJIOAAO:S rOA nottlDA 110, I Ol'l DOltR 
AS Q\[H IH 'GRADES AAO ST.VtoAADS roR tMSCRY PUJITs' PAAT I ANO 'GRADES Nto STAtl0AA05 
roo 11\JRSCRY Pl.AIIJS" PAAT n, nORJOA OCPAAW.on Of ACRJCUl.l\JRE AIID COUSUl.l[R stR\\CCS 
TJ.Ll»IASSE£.. 

e, All PlAJIT UATOUAl. SW.U. BEAA THE SAIJE nn.AllOflSHf' 10 nl/lSllto GRAD£ ,\S TI\£ 
PLAIITS ORJGUIAL GRADE PRIOO TO otGG'.HO, 

n. All rwns SHAlL nE DAlllD AHO YLflAPPtD AS srconro. 

1
• ~:L:~WJ'uC.:~~!.i,sL~ ~~t0Jc~E ~

5t:J>/f~~.0 J~[ 1:t"~oWott~T ~~c OF 
PLAlltvlO, 

o. All PlAIITS SHAll OE WATUl[O YitnaH nRST H HOURS Of PUUTIUO.. \'IA.TIRtlO SUAlL DE 
TllOOOUGH '" ORDER TO DISUR[ 'THAT ,.U. AIR POCkrn AAE Ro.10\U> mO!.C ROOT EIAlL AREA. 

9. COUTRACTOR IS RCSPOIISIOL£ roo W,\TOllHO ALL lltW PL>JITVWS. IUCUJD~lO sr.o. S00 SHALL 
BE WATCRm UNTIL nl.lE Of l(tftrnuo. 

10. m£ES OUnil:OE Of PLAHNIO DtD AA£AS SHAU. RCCOW: 5' OIAAIETUI UUI.CH RIHO. 

11. All. PlAIITS AND STAK£3 SHALl BE sa PWUII AT nut Of PLAHTIHO, UllllSS ommYLIS[ 
IIOtm. IT IS lliE COHfflAC10R'S Rtsf'OUSIBIUtY TO ASWII.E PL>JIIS flEJ.IAltl Pl.lJW UNnt. 
CttO Of CUARANTIE PERICO, 

12. lffOIWAnou 1H ·uons· TAXCS PRCCCD£WC£ O\'t:R UlrOIWATIOH UI "OrtAllS". 

ll. COHlRACTOR SHAU. \OUFY snE COflOlnONs A.'40 1),/fO.'\W,nou Otl D~AYL\HGS AIIO 
PROW'nY RCPOOT AJIY OISCR£PAHOCS Atl0/0.'1 OEVIATIOtlS mou UIFORJJAnotl 
SllO'Ml/'MUTTDI a, me Pl.AH. 

14, TIIE DMICR IS W2L RESPOHSBLC FOR UNAUTllOfUHO CH.VIGts OR EXmA ~ REQWltD 
TO CO:\RECT UHREPORTID Ol5CflEPAtlCIES. 

FLORIDA EXOTIC AND INVASIVE PLANT SPECIES REMOVAL 
111[ ra.tO'li\110 BICHLY UlVASIVE PWITS UUST DE 111movto mou lHE 0£\'ElOflllDIT 
ARCA. IF IT o:isrs. NlD THE PROPERTY MUST DE. IJAIIITAltlm mu OF IHVASl\t: EXOTICS 
IM PERPETUTY. TO DATt A un or sP[OES COOSl)[RID ltNASl\'E .vm cxonc CIJI BE 

ri~1~lTP~~:G~8.Jtf:o ~l;~~~r:0~l~J::0 
;~~[;~: ~~~~"? 

PROHIBllm, 

EXOTIC AND INVASIVE PLANT SPECIES REMOVAL AND CONTROL MECHANISMS 

film~~~.:~~~~~~~ O[,J;E:~~~• ~~~&-:\~~z~c9~ AHO 
D.IJ/CEROUS TO OU.ER SPCCIES M: TO THC [COSYSmt IH CDlmAl.. CUOI.JCAL COltTROL 
UAY ot OJTIOOLT, EXPOISIVE. Nl'O CRt\Tt cctlCCIUl:S ADOOT Ol'i1ROUUOHAL Jlr.ALT1l 

~ coomOL naltl!QUES Ula.UDE UOW,NO. llDElllO. nwuo, GlflOUtlO. 
CHOf'PIIO. AIIO cousmucnNo 0.1.RRltRS USIIIO TOOLS OR LtAOlllES TO "HARvtsr 
IHVASl\t: PLANTS DY na.mi.1110 ~D COUCCtvlO nDI, AUD TIWlSPORTIHG El.SO'l1lCRE 
AtlO AU.OWJIO THD.I TO O[COUPOSE IN PLAC£. UCOfNIIC AL TR£AtllDHS COUPLEUDIT 
llDIOIOOE (CHEUICAL) C<>HTROl JJID SOU.ETIMES IIICRE'.ASE CfTIODICY, 
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Case: DCl2024-00040 

Exhibit C 

EXHIBITS PRESENTED AT HEARING 

STAFF EXHIBITS 

1. DCD Staff Report with attachments: Prepared by Chahram Badamtchian, 
Senior Planner, date received June 11, 2025 (multiple pages - 8.5"x11" & 11 "x14") 
[black & white, color] 

2. Affidavit of Publication: For Zoning Case DCl2024-00040 North Captiva LCEC 
Essential Service Facility (1 page - 8.5"x11 ") 

APPLICANT EXHIBITS 

1. 48-Hour Notice: Email from Richard Akin, Esq., to Hearing Examiner, with copies 
to Linda Miller, Chahram Badamtchian, Anthony Rodriguez, and Joseph Adams, 
Esq., dated Monday, June 23, 2025, 5:18 PM (2 pages - 8.5"x11" and 2 pages -
11"x17") 

2. Revised 48-Hour Notice: Email from Richard Akin, Esq., to Hearing Examiner, with 
copies to Linda Miller, Chahram Badamtchian, Anthony Rodriguez, and Joseph 
Adams, Esq., dated Monday, June 23, 2025, 5:18 PM (2 pages - 8.5"x11" and 2 
pages - 11"x17") 

3. PowerPoint Presentation: Prepared for LCEC Essential Service Facility, DCl2024-
00040, by Henderson, Franklin, Starnes, and Holt PA, Avalon Engineering, Inc., 
Owen Environmental Consulting, and TR Transportation Consultants, Inc., dated 
June 26, 2025 (multiple pages - 8.5"x11")[color] 

4. Master Concept Plan: Prepared by Ladesco, in conjunction with Avalon 
Engineering, Inc., dated June 23, 2025 (2 pages - 11 "x17" and 2 pages - 24"x36") 

5. PowerPoint Presentation (Rebuttal): Prepared for LCEC Essential Service Facility, 
DCl2024-00040 (multiple pages - 8.5"x11 ")[color] 

6. Written Submission: Email from Linda Miller with Avalon Engineering to Maria Perez, 
with copies to Chahram Badamtchian, Richard B. Akin, Esq., Friday, August 8, 2025, 
9:31 A (multiple pages - 8.5"x11") 

OTHER EXHIBITS 

Lacey Farley 

1. Photograph: (1 page - 8.5"x11")[color] 

Exhibit C, Exhibits Presented at Hearing 



Case: DCl2024-00040 

2. Photograph: (1 page - 8.5"x11 ")[color] 

3. Property Listed for Sale: List in the Multiple Listing Service (1 page - 8.5"x11 ") 

4. Community Meeting Notice: (1 page - 8.5"x11")[ 

5. Letters from Residents: (multiple pages - 8.5"x11 ") 

Daryl Max Forgey 

1. PowerPoint Presentation and Letter: (multiple pages - 8.5"x11 ")[color] 

Taylor West 

1. Photograph: (1 page - 8.5"x11")[color] 

Exhibit C, Exhibits Presented at Hearing 



Case: DCl2024-00040 

Exhibit D 

HEARING PARTICIPANTS 

County Staff: 

1. Chahram Badamtchian 

Applicant Representatives: 

1. Richard Akin, Esq. 

2. Ray Boss 

3. Linda Miller 

4. Paul Owen 

5. Brendan Sloan 

Public Participants: 

1. Lacey Farley 

2. Scott Farley 

3. Jonathan Flyte 

4. Daryl Max Forgey 

5. Richard Gross 

6. Alex Murphy 

7. Mark Muller 

8. Duncan Rosen 

9. Kasey Stilson 

10. Taylor West 

11. David Wilcox 

12. Desiree Wilson 

Exhibit D, Hearing Participants 



Case: DCl2024-00040 

Exhibit E 

INFORMATION 

UNAUTHORIZED COMMUNICATIONS 

The LDC prohibits communications with the Hearing Examiner or her staff on the 
substance of pending zoning actions. There are limited exceptions for written 
communications requested by the Hearing Examiner, or where the Hearing Examiner 
seeks advice from a disinterested expert. 

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS 

A. The Hearing Examiner will provide a copy of this recommendation to the Board of 
County Commissioners. 

B. The Board will hold a final hearing to consider the Recommendation and record 
made before the Hearing Examiner. The Department of Community Development 
will notify hearing participants of the final hearing date. Only Parties and 
participants may address the Board at the final hearing. Presentation by 
participants are limited to the substance of testimony presented to the Hearing 
Examiner, testimony concerning the correctness of Findings of Fact or 
Conclusions of Law contained in the Recommendation, or allegations of relevant 
new evidence not known or that could not have been reasonably discovered by 
the speaker at the time of the Hearing Examiner hearing. 

C. Participants may not submit documents to the Board of County Commissioners 
unless they were marked as Exhibits by the Hearing Examiner. Documents must 
have the Exhibit number assigned at hearing. 

COPIES OF TESTIMONY AND TRANSCRIPTS 

A. Every hearing is recorded. Recordings are public records that become part of the 
case file maintained by the Department of Community Development. The case file 
and recordings are available for public examination Monday through Friday 
between 8:00 a.m. and 4:30 p.m. 

B. A verbatim transcript may also be available for purchase from the court reporting 
service. 

Exhibit E, Information 
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Sanibel Siesta RV 
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CASE NUMBER & NAME: 
 
 

DCI2024-00025 / Sanibel Siesta RV Resort 

REQUEST: 
 
 

Request to rezone 50.52± acres from Mobile Home Residential 
(MH-2) and Agricultural (AG-2) to Recreational Vehicle Planned 
Development (RVPD) to allow development of a recreational 
vehicle (RV) park with a maximum of 404 transient RV sites. 

 

RESOLUTION NUMBER: 
 
 

Z-25-009 

LOCATION: 
 

16271 McGregor Boulevard, Iona-McGregor Planning 
Community, Lee County, FL 

  
OWNER: Fort Myers 21, LLC 
 
 

 

APPLICANT: 
 
 

Barraco & Associates, Inc. 

AGENT: 
 
 

Vince Cautero, AICP 

Barraco & Associates, Inc. 

2271 McGregor Boulevard, Ste. 100 

Fort Myers, FL, 33901 

 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

Approval, subject to conditions and deviations. 

PARTICIPANTS:  
 

1. John Crawford 
2. Dale Givens 
3. Patricia Givens 
4. Kelly Halle 
5. Martha A. Lowe 
6. Christine Tomlin 
7. Adam Sewall 
8. Frank Stipkovich 
9. Stephanie Stipkovich 
10. Tanya Wojcik 
 

 



Summary of Hearing Examiner Recommendation 

SANIBEL SIESTA RV RESORT 

Applicant seeks to redevelop a mobile home community that was devastated by Hurricane 
Ian with a Recreational Vehicle resort. 

The request replaces habitable structures with a transient use, thereby reducing dangers 
to human life in a Coastal High Hazard Area. Site development also updates an antiquated 
water management system and improves water quality consistent with new State 
standards. 

Residents from neighboring communities expressed concerns at hearing relating to 
flooding, noise, and the transient nature of the proposed use. 

The Hearing Examiner agrees with Staff's recommendation of approval, finding Applicant 
satisfied LDC rezoning review criteria. 

Detailed recommendation follows 
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA 

HEARING EXAMINER RECOMMENDATION 

REZONING: DCl2024-00025 

Regarding: SANIBEL SIESTA RV RESORT 

16271 McGregor Blvd 
Iona/McGregor Planning Community 
(District 3) 

Location: 

Hearing Date: April 17, 2025 
Record Closed: May 2, 2025 

I. 

11. 

Request 

Rezone 50.52.± acres from Mobile Home Residential (MH-2) and Agricultural (AG-
2) to Recreational Vehicle Planned Development (RVPD) to allow development of 
a recreational vehicle (RV) park with a maximum of 404 transient RV sites. 

The property's legal description is set forth in Exhibit A 

Hearing Examiner Recommendation 

Approval, subject to the conditions and deviations set forth in Exhibit B. 

Ill. Discussion 

The Hearing Examiner serves in an advisory capacity to the Board of County 
Commissioners (Board) on applications to rezone property. 1 In furtherance of this 
duty, the Hearing Examiner accepted testimony and evidence on the application 
to rezone 50.52± acres to RVPD. 

In preparing a recommendation for the Board, Hearing Examiner must apply the 
Lee County Comprehensive Plan (Lee Plan), the Land Development Code (LDC), 
and other County regulations to the facts presented. There must be competent 
substantial evidence in the record to support the recommendation to the Board. 

Discussion supporting the Hearing Examiner's recommendation of approval 
follows below. 

1 LDC §34-145(d)(4)a. 



Case: DCl2024-00025 

Synopsis of Request 

The property is south of McGregor Boulevard, east of the Summerlin Road 
intersection. A mobile home park historically occupied the site but was destroyed 
by Hurricane Ian and subsequent tornadoes. The site is now vacant with some 
remnants of development.2 

The request seeks approval of a resort hosting 404 transient RV spaces. Site 
design includes four lakes surrounded by RV sites with a clubhouse, event lawn, 
pool, dog park, laundry/bath house, pickleball courts, open space, and parking. 
Amenities are centralized to maximize buffers from adjacent residents. Maximum 
height for amenity buildings will be 35 feet. Six deviations from LDC regulations 
are requested to achieve the proposed site design in recognition of existing site 
conditions.3 

The project retains an existing access point to McGregor Boulevard. A secondary 
access provides entry/exit solely for emergency vehicles. 

Staff recommended approval, finding the proposed RVPD satisfies review criteria 
in the LDC and Lee Plan. 

2 The Hearing Examiner conducted a site visit on April 16, 2025. 

SANIBEL 
SIESTA 

RV RESORT 

3 Seven deviations were included in the application, but Applicant withdrew Deviation 2 prior to hearing. 
Applicant also rescinded Excess Spoil Removal from the Schedule of Uses at hearing. 

Hearing Examiner Recommendation 
Page 2 



Case: DCl2024-00025 

Zoning Review Criteria 

Before recommending approval for rezoning to the Board, the Hearing Examiner 
must find the request: 

A. Complies with the Lee Plan; 

B. Meets the LDC and other applicable County regulations, or qualifies for 
deviations; 

C. Is compatible with existing and planned uses in the surrounding area; 

D. Provides sufficient access to support the proposed development 
intensity; 

E. Addresses expected impacts on transportation facilities by existing 
County regulations and conditions of approval; 

F. Will not adversely affect environmentally critical/sensitive areas and 
natural resources; and 

G. Will be served by urban services, defined in the Lee Plan, if located in a 
Future Urban area category.4 

If the request involves planned development zoning, the Hearing Examiner must 
also find: 

H. The proposed use is appropriate at the proposed location; 

I. Recommended conditions provide sufficient safeguards to the public 
interest and reasonably relate to impacts on the public's interest 
expected from the proposed development; and 

J. Each requested deviation (1) enhances achievement of the objectives 
of the planned development, and (2) protects public health, safety, and 
welfare. 5 

4 See LDC §34-145(d)(4)a.1. The property is not within a Future Urban Area, as defined. See Lee Plan 
Glossary. 
5 See LDC §34-145(d)(4)a.2. 

Hearing Examiner Recommendation 
Page 3 



Case: DCl2024-00025 

History of the Site 

The Century 21 Mobile Home Park occupied the site from 1971 until Hurricane Ian 
struck in 2022.6 The property supported 320 mobile homes under unified 
ownership.7 

The property has retained its conventional MH-2 district since the inception of 
county zoning maps. A small segment at the project's entrance is assigned AG-2. 

Character of Surrounding Area 

The site fronts McGregor Boulevard just south of Kelly Road. Mobile home and RV 
parks historically occupied the area, with single family developments locating 
around them. 8 Residential, institutional, public facilities, and commercial uses line 
this segment of McGregor Boulevard. 

The requested RVPD infills a heavily developed area, promoting contiguous and 
compact growth patterns consistent with the Lee Plan.9 

6 See Staff Report (pg. 1-2, detailing hurricane damage and subsequent destruction caused by an EF-2 
tornado on January 16, 2023) ; Mendez Testimony (Transcript pg. 46-47); Staff Ex. 3 (slide 5) . 
7 Strayhorn and Christensen Testimony (Transcript pg. 12, 88) . Mr. Christensen explained the property has 
been owned by five families since 1973. Id. at 88. The Board vested the property for 320 mobile home units 
in 1986, despite the Suburban category limiting density to 303 units. See Staff Report (pg. 2, citing Lee Co. 
Ord . 86-36). 
8 Mendez Testimony (Transcript pg. 46) . 
9 Lee Plan Objectives 2.1 and 2.2. 

Hearing Examiner Recommendation 
Page 4 
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Lee Plan Consistency 

Planned developments must be consistent with the Lee Plan. 10 

The Lee Plan Future Land Use Map classifies the property as Suburban in the 
Iona/McGregor Planning District. 11 Suburban lands are predominantly residential 
on the fringe of urban areas. Industrial uses are prohibited in the Suburban 
category. 12 Permissible density ranges from one to six dwellings per acre but may 
be as high as eight units per acre under certain circumstances. 13 

Applicant proposes redevelopment of a mobile home park with a transient RV 
resort. The LDC distinguishes between transient and nontransient parks by length 
of stay.14 Parks permitting RV emplacement for more than six months are 
measured by density while parks permitting less than six months are treated as a 
nonresidential use measured by intensity. 15 Notwithstanding this distinction, the 
Code limits the number of RVs in transient parks to eight units per acre. 16 The 
requested 404 unit RV resort is consistent with the Suburban classification.17 

The property is located within the Coastal High Hazard Area. 18 The record points 
to significant safety benefits afforded by replacing residences with recreational 
vehicles. Accessory uses likely to create errant debris during major storm events 
are prohibited on RV sites.19 In addition, RVs are capable of prompt evacuation, 
protecting human life from flooding dangers.2° Construction standards applicable 
to new development further bolster resiliency. 21 Applicant must prepare an 
emergency management and evacuation plan in coordination with appropriate 
agencies.22 

Compatibility 

The LDC defines compatible to mean the state wherein two land uses/buildings/ 
structures/zoning districts exhibit either: (1) a positive relationship based on fit, 
similarity, or reciprocity of characteristics; or (2) a neutral relationship based on a 

10 Lee Plan Policy 2.1.2; LDC §34-411 (a). 
11 Lee Plan Maps 1-A, 1-B, Policy 1.1.5. 
12 Policy 1.1.5. 
13 Maximum density is eight units per acre when utilizing Greater Pine Island Transfer of Development 
Units. See Id. 
14 LDC §34-2. 
15 See Id. 
15 LDC §34-939(b)(6)a. 
17 See Lee Plan Policy 1.1.5, LDC §34-939. The property's acreage (50.52 acres) multiplied by eight yields 
404 units. 
18 Lee Plan Map 5-A. the site is not designated within a V-Zone on Flood Insurance Rate Maps. See LDC 
§34-939; Staff Report (pg. 14). 
19 Sheds, carports, and related items are prohibited on individual sites. See Condition 2(a). 
20 Lee Plan Goals 73 & 101. 
21 Safety benefits include strict construction standards imposed by FEMA, state, and local regulations. 
22 Cautero Testimony (Transcript pg. 17); Condition 8; Lee Plan Goal 72, 73 Objective 72.1, 73.1. 

Hearing Examiner Recommendation 
Page 5 



Case: DCl2024-00025 

relative lack of conflict or on a failure to communicate negative/harmful influences 
on one another.23 

Planned development zoning is a useful tool to integrate new development with 
surrounding land uses.24 The PD districts allow flexibility in site design while 
providing a process and record on which the public can rely. 25 The site's current 
conventional zoning does not offer the same protections.26 

A recreational vehicle resort is compatible with existing development patterns. 
Recreational vehicles share characteristics of residential communities, particularly 
when subject to minimum stay requirements.27 

The proposed site plan considers neighboring uses and protects adjacent 
residents from site impacts by: 

► Installing a 40-foot perimeter buffer with vegetated opacity.28 

► Erecting an 8-foot-tall masonry wall along McGregor Boulevard and fencing 
remaining boundaries.29 

► Increasing setbacks from prior mobile home placement.30 

► Establishing caretakers' quarters for safety and monitoring noise/site 
activity. 31 

► Clustering and centralizing amenities to distance site activity from existing 
residences. 

► Locating dumpster internal to the project, distanced from neighbors.32 

► Improving water quality and modernizing surface water management to 
meet new standards.33 

► Imposing minimum and maximum night stays to ensure transient nature of 
resort.34 

► Prohibiting electrical generators and limiting hours for amplified sound/live 
entertainment to minimize noise production. 

23 LDC §34-2. 
24 LDC §34-612(2)(b). 
25 LDC §34-612(2)(h). 
26 Applicant could develop the site consistent with a myriad of uses permitted by right without public 
input/review. See LDC §34-735. 
27 Condition 7 imposes a three-night minimum stay. The LDC limits maximum stays to six months. LDC 
§34-2. 
28 Staff Ex. 3 (slide 12). Planting material must be maintained and replanted to remain consistent with zoning 
approvals, even in post-storm conditions. Required trees are 14-foot-tall, and shrubs are 36-inches-tall. The 
Code requires a minimum 75% native plant species. See LDC §34-939(b)(3). 
29 Walsh and Cautero Testimony (Transcript pg. 22, 82). The wall runs along McGregor Boulevard. Most of 
the perimeter boundary will be fenced with requisite buffer plantings. Id. at 24, 28-29. No new fencing is 
proposed, but existing fencing will be repaired. See Id. 
30 Mendez Testimony (Transcript pg. 47). Mobile homes historically lined the property boundary without a 
perimeter buffer. Id.; Staff Ex. 3 (slide 5). 
31 Strayhorn and Christensen Testimony (Transcript pg. 52, 89). 
32 Testimony (Transcript pg. 40-41, 54-56). 
33 Lee Plan Objective 101.4. 
34 See Conditions 6-7. 
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► Connecting individual sites to electrical, water, and central sewer system. 
► Removing accessory uses such as carports, sheds, and screen cages from 

individual spaces to reduce the danger of errant debris in a storm event.35 

The request is consistent with the Lee Plan and compatible with the surrounding 
area. 

Transportation 

Planned developments must have access to roads with sufficient capacity to 
support proposed intensity.36 Existing regulations or conditions of approval must 
address expected impacts on transportation facilities. 37 

Access 

The site plan retains existing access to McGregor Boulevard.38 A second access 
is reserved for emergency vehicle use. McGregor Boulevard is a four lane, County­
maintained arterial road. 39 The record supports a finding that there is sufficient 
access to support the proposed development. 

Impact to Transportation Facilities 

The LDC requires zoning applicants to evaluate the volume of traffic generated by 
the proposed development program.40 The general methodology to accomplish 
this task is to utilize land use codes within the Institute of Transportation Engineers 
(ITE) Trip Generation Manual that align with the proposed use. In this case, 
Applicant's traffic engineer employed a conservative land use classification to 
estimate projected trip generation.41 

Notwithstanding the conservative estimate, the Traffic Impact Statement (TIS) 
demonstrates area roadways will operate at acceptable levels of service at 

35 Mendez Testimony (Transcript pg. 99). 
36 LDC §34-145(d)(4)a.1(d); §34-411(d)(1). 
37 LDC §34-145(d)(4)a.1(e); §34-411(d)(2). 
38 Staff provided the original site plan for the Century 21 Mobile Home Park, reflecting a single access to 
McGregor Boulevard. See Staff Report (pg. 2 referencing Lee Co. Ord. 86-36 & Attachment M). 
39 See Staff Report (pg. 3, Attachment K-L); Lee Co. Admin. Code 11-1. 
40 LDC §34-202(b)(5)b. 
41 The TIS evaluated traffic generation based on 404 mobile homes for year-round habitation (ITE Trip 
Generation 11 th Edition Land Use Code 240). Staff identified RV parks are typically represented by ITE 
Land Use Code 416 to reflect the transient nature of the proposed use. The record reflects the request is 
expected to generate less peak hour trips than the former 320-unit mobile home community that occupied 
the site. Staff Report (pg. 14, Attachment K); Barraco Testimony (Transcript pg. 33). 
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buildout.42 The report concluded the request does not adversely impact affected 
roads.43 

Site-related improvements will be evaluated during local development order 
review.44 

Environmental 

Rezoning requests cannot adversely affect environmentally critical or sensitive 
areas and natural resources.45 

The site has been cleared for development for over 50 years.46 There are no 
protected species, indigenous vegetative communities, or wetlands on site.47 

The RVPD exceeds open space requirements.48 Site design provides a 40-foot 
perimeter buffer to shield neighboring residents from site activity.49 Applicant's 
landscape expert testified to extensive plantings that provide opacity and shield 
site activity.50 The request seeks no reduction in required planting material.51 The 
landscape plan clusters required plantings where site constraints prohibit strict 
compliance with mandated buffer widths.52 

Surface Water Management 

Historical use of the site as a mobile home community utilized an antiquated 
surface water management system.53 Applicant's expert engineer detailed a 
modernized water management system that will be consistent with current State 
and local standards and significantly improve water quality.54 

42 See Staff Report (Attachment K-L). Applicant's transportation expert Yury Bykau, P.E., TR Transportation 
Consultants, Inc. prepared a Level of Service and Intersection Analysis summarized in a Memorandum 
dated December 18, 2024. Mr. Bykau defined "adverse impacts" as a degradation of Levels of Service 
beyond adopted LOS thresholds and concluded that McGregor Boulevard would continue operation at LOS 
B with or without the proposed project. See Staff Report (Attachment K). 
43 See Staff Report (Attachment K-L); Barraco Testimony (Transcript pg. 32). 
44 Applicant must address site related improvements, including turn lanes, if warranted during the 
development order process. Lee Plan Objective 39.1, Policy 39.1.1, LDC §10-287. 
45 See LDC §34-145(d)(4)a1(e). 
46 Applicant obtained a waiver from environmental submittals given the condition and history of the site. 
See Staff Report (Attachment J & 0). 
47 See Staff Report (Attachment J); Staff Ex. 2 (slides 18-19); Cautero Testimony (Transcript pg. 30). 
48 LDC §10-415(a) requires 30% open space. The MCP Open Space Exhibit reflects 32% open space. 
49 A deviation is sought for the entry in recognition of site constraints and the existing entry feature. Walsh 
Testimony (Transcript pg. 19). 
50 Id. at 20, 24-25. Mr. Walsh equated proposed plantings to a 14-foot-tall tree every 10 feet, and shrubs 
maintained at five feet tall. Plantings include 10 trees and 66 shrubs every 100 linear feet. 
51 Walsh and Mendez Testimony (pg. 19, 24, 49, 57). 
52 Mendez Testimony (Transcript pg. 49). See also Deviations 1 & 5. 
53 Barraco Testimony (Transcript pg. 34); Staff Report (Attachment F). 
54 Barraco Testimony (Transcript pg. 34-39). 
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The surface water management system will be directed to onsite detention areas 
prior to discharging into the IDD Canal and eventually San Carlos Bay.55 The MCP 
denotes 6.3± acres of lakes to store water before discharging through a control 
structure. This design improves the existing condition of uninhibited sheet flow to 
neighboring lands. The proposed system significantly improves water quality and 
quantity leaving the site.56 

The property is entirely within the Coastal High Hazard Area. 57 Development in the 
CHHA is subject to additional requirements under the Conservation and Coastal 
Management Element of the Lee Plan.58 The Lee Plan restricts development to 
uplands to protect human life and property from natural disasters.59 

The project will be subject to County land development regulations designed to 
reduce vulnerability from natural disasters such as hurricanes and flooding. 60 

Expert testimony confirmed RVs do not trigger habitable site elevation 
requirements.61 

Public Services 

The Lee Plan requires evaluation of the availability of urban services during the 
rezoning process. Public services are the services, facilities, capital improvements, 
and infrastructure necessary to support development.62 

A broad range of services and infrastructure serve the site.63 Services include 
public water and sewer, solid waste collection, law enforcement, fire, and 
emergency medical services.64 Shopping, recreation, and employment centers are 
in proximity. 

Existing water distribution and sanitary collection systems will be replaced to 
support the proposed development.65 Applicant's engineering expert testified that 

55 See Staff Report (Attachment F); Applicant Ex. 2 (slide 22). 
56 Barraco Testimony (Transcript pg. 79-80). 
57 Lee Plan Map 5-A. 
58 Lee Plan Objective 2.6. See Goals 72, 101, Policy 101.1.1. 
59 Lee Plan Objective 101.3, Policy 101.3.2. 
60 Lee Plan Goal 72, Objective 72.2, Policies 67.3.10, 101.3.2. 
61 Barraco Testimony (Transcript pg. 36-39). Mr. Barraco recounted that permanent habitable structures 
must meet 100-year flood elevations, while RVs are not held to that standard. Testimony reflects that the 
only buildings on site which must meet that standard would be the clubhouse and amenities in an isolated 
area internal to the project. Id. at 37. 
62 Lee Plan Glossary definition of public services. 
63 Applicant Ex. 1 (slide 11 ); Staff Report (Attachment H). 
64 Iona-McGregor Fire District #72 and EMS Station #27 provide emergency services to the site. The 
nearest fire station is one-quarter mile away. Law Enforcement will be supplied by Lee County Sheriff's 
West District office. Lee County Utilities provided letters of availability for potable water and sanitary sewer. 
See Staff Report (pg. 3, Attachment N); Lee Plan Maps 4-A, 4-B. 
65 Barraco Testimony (Transcript pg. 31-32). 
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demands impacts generated by 404 RV sites remain similar to historical generation 
by the 320 mobile homes previously occupying the site.66 

Individual RV sites will connect directly to a central sewer system and a new 
potable water distribution system.67 Direct utility connection mitigates odor and 
noise impacts otherwise created by septic tanks and generators.68 

The MCP reflects an undulating bike/pedestrian path encircling the project to 
facilitate pedestrian movement.69 Buffer plantings line both sides of the pedestrian 
path.70 

Development will be subject to impact fees.71 

Public Participation 

Applicant conducted a public information meeting, not required by the LDC.72 

There was significant public participation at hearing. Speakers in opposition reside 
near the site. Concerns focused on flooding, traffic, impact on property values, 
noise, lighting, hurricane evacuation, inadequate buffers, and compatibility.73 

Rebuttal testimony confirmed the LDC and conditions of approval address off-site 
impacts.74 The parties supplemented the record with additional conditions in 
response to neighbors' concerns to enhance compatibility.75 

Conditions 

The County must administer the zoning process so that proposed land uses 
acceptably minimize adverse impacts to adjacent residential properties.76 

Accordingly, the proposed RVPD will be subject to conditions of approval. 

66 Id. at 31. 
67 Barraco Testimony (Transcript pg. 81 ). 
68 Barraco Testimony (Transcript pg. 80-82); See also LDC §34-623, §34-624, & §34-936. 
69 Walsh Testimony (Transcript pg. 20). 
70 Id. at 21. 
71 LDC §§2-261 et seq. 
72 See Staff Report (Attachment H), Applicant Ex. 2 (slide 7). The meeting was held on October 14, 2024. 
The Staff Report contains a meeting summary, notice of the meeting sent to affected neighbors, and an 
aerial map. See Id. Strayhorn Testimony (Transcript pg. 13). 
73 Public Testimony (Transcript pg. 59-77). 
74 Rebuttal Testimony (Transcript pg. 78-100); Staff Ex. 4: Post-Hearing Written Submissions (dated April 
30, 2025). Staff also distinguished existing RV parks proximate to the site as conventional zoning districts 
that predated current development standards to highlight differences between those parks and the 
proposal. Id. at 97-98. 
75 See Staff Ex. 4: Post-Hearing Written Submissions. 
76 Lee Plan Policy 135.9.6. 
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IV. 

Conditions must plausibly relate to impacts anticipated from the development and 
be pertinent to mitigating impacts on public health, safety, and welfare.77 

Staff and the Applicant provided additional conditions after hearing public comment 
to address concerns related to off-site impacts. Specifically, the parties agreed to 
prohibit generators and institute procedural safeguards governing resort 
operations.78 These are in addition to conditions regulating site development 
parameters, permitted uses, consumption on premises, open space, stay 
requirements, restrictions on amplified sound, and enhanced buffer plantings. 

Deviations 

The proposed RVPD includes six deviation requests. "Deviations" are departures 
from the land development regulations. 79 

The Hearing Examiner's standard of review for deviations requires a finding that 
each deviation: 

1. Enhances objectives of the planned development; and 
2. Protects public health, safety, and welfare. 80 

The requested deviations pertain to buffers, internal streets, access, and drainage 
easements. 81 Staff found requested deviations met LDC criteria for approval.82 

The Hearing Examiner agrees with Staff's recommendation finding deviations, as 
conditioned, enhance the RVPD and protect public health, safety, and welfare.83 

Conclusion 

In conclusion, the Hearing Examiner recommends approval of the requested 
RVPD, subject to the conditions set forth in Exhibit B. 

Findings and Conclusions 

Based on record testimony and evidence, the Hearing Examiner makes the 
following findings and conclusions: 

77 LDC §34-932(b). 
78 Staff Ex. 4: Post-Hearing Written Submissions. 
79 LDC §34-2. 
80 LDC §34-377(a)(4). 
81 Applicant seeks deviations from LDC §34-939(b), §10-291, §10-421 (a), §10-285, and §10-328. Deviation 
1 retains planting material requirements in a truncated area due to the pinch point created by site geometry. 
Transcript pg. 21-30. 
82 See Staff Report (pg. 6-12). Applicant withdrew Deviation 2 based on Staff's recommendation. 
83 LDC §34-373(a)(9), §34-377(a)(4). 
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As conditioned, the Sanibel Siesta RVPD: 

A. Complies with the Lee Plan. Lee Plan Goals 2, 4, 5, 6, 72, 73, 101, 125, 
126, 161; Objectives 2.1, 2.2, 4.1, 72.2, 73.1; Policies 1.1.5, 1.6.5, 2.1.2, 
2.2.1, 5.1.5, 6.1.1, 6.1.4, 101.1.1, 101.3.2, 101.3.3, 135.9.5, 135.9.6; Lee 
Plan Maps 1-A, 1-B, and 5-A. 

B. Complies with the Land Development Code and other County regulations 
or qualifies for deviations. LDC §§34-145(d), 34-341, 34-378, 34-411, 34-
413, 34-491, 34-612(2), 34-932, 34-939. 

C. Is compatible with existing and planned uses. Lee Plan Objectives 2.1, 2.2, 
Policies 5.1.5, 135.9.5, 135.9.6; LDC §34-411. 

D. Will provide sufficient access to support the proposed development. LDC 
§34-411 (d). 

E. Expected impacts on transportation facilities will be addressed by the 
conditions of approval or County regulations. Lee Plan Policies 39.1.1; LDC 
§§ 2-261 et seq., 10-287, 34-411. 

F. Will not adversely affect environmentally critical areas and natural 
resources. Lee Plan Goals 77, 125; Objectives 77.1, 77.3, 101.1.1, 101.3, 
126.2; Policies 72.1.1, 72.2.2, 125.1.2, 125.1.3, 126.1.4, 126.2.1, Standard 
4.1.4; and LDC §34-411. 

G. Will be served by public services. Lee Plan Glossary, Lee Plan Goals 2, 4, 
Objectives 2.1, 2.2, 4.1, and Standards 4.1.1 and 4.1.2; LDC §10-256, 34-
411. 

H. The proposed mix of uses is appropriate at the proposed location. Lee Plan 
Goals 2, 5, 6; Policies 2.1.1, 2.2.2, 6.1.1, 6.1 .4, 135.9.5, 135.9.6. 

I. The recommended conditions are sufficient to protect the public interest and 
reasonably relate to the impacts expected from the development. Lee Plan 
Policies: 5.1.5, 126.2.1, and 135.9.6; LDC §34-411, 34-932. 

J. As conditioned herein, the requested deviations: 

1. Enhance the objectives of the planned development, and 
2. Protect public health, safety, and welfare. 

Hearing Examiner Recommendation 
Page 12 



Case: DCl2024-00025 

Date of Recommendation: August 15, 2025. 

~· 
Amanda L. Rivera 
Deputy Hearing Examiner 

Lee County Hearing Examiner 
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LEGAL DESCRIPTION AND VICINITY MAP 
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~ xhibit A 
(,ATWELL 

DESCRIPTION 
OF 

A TRACT OR PARCEL OF LAND LYING IN 
SECTION I, TOWNSHIP 46 SOUTH, RANGE 23 EAST, 

LEE COUNTY, FLORIDA 

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, LYlNG IN SECTION I, TOWNSHIP 46 
SOUTH, RANGE 23 EAST, BElNG FURTHER BOUNDED AND DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER (SW-1/4) OF THE NORTHEAST QUARTER (NE 1/4) 
OF SAID SECTION I (ALSO BElNG THE CENTER OF SAID SECTION); THENCE N 00°51'46" W ALONG THE WESTLINE OF SAID 
FRACTION FOR 661.35 FEET TO THE SOUTHEAST CORNER OF THE NORTHEAST QUARTER (NE 1/4) OF THE SOUTHEAST 
QUARTER (SE 1/4) OF THE NORTHWEST QUARTER (NW 1/4) OF SAID SECTION 1; THENCE S 89°00'20" W ALONG THE SOUTH 
LINE OF SAID FRACTION FOR 661.21 FEET TO THE SOUTHWEST CORNER OF SAID FRACTION; THENCE N 00°59'30" W ALONG 
THE WEST LINE OF SAID FRACTION FOR 389.68 FEET TO AN INTERSECTION WITH THE SOUTHEASTERLY RIGHT-OF-WAY 
LINE OF MCGREGOR BOULEY ARD (STATE ROAD 867 - 100 FEET WIDE); THENCE N 49°28'14" E ALONG SAID 
SOUTHEASTERLY RIGHT-OF-WAY LINE FOR 119.20 FEET; THENCE N 49°26'59" E ALONG SAID SOUTHEASTERLY RIGHT-OF-
W A Y LINE FOR 740.86 FEET TO AN INTERSECTION WITH THE SOUTHWESTERLY LINE OF THE VERIDIAN SUBDIVISION, AS 
RECORDED lN PLAT BOOK 81, PAGES 31 THROUGH41 OF THE PUBLIC RECORDS OF SAID LEE COUNTY, FLORIDA; THENCE 
S 11 ° 11 '40" E ALONG SAID SOUTHWESTERLY LINE FOR 278.73 FEET TO THE SOUTHWEST CORNER OF SAID VERIDIAN 
SUBDIVISION AND AN lNTERSECTION WITH THE NORTH LINE OF SAID SOUTHWEST QUARTER (SW 1/4) OF THE NORTHEAST 
QUARTER (NE 1/4) OF SECTION l; THENCE N 88°51'18" EALONG THE SOUTH LINE OF SAID VERIDIAN SUBDIVISION AND THE 
NORTH LINE OF SAID FRACTION FOR 1,274.40 FEET TO THE SOUTHEAST CORNER OF SAID SUBDIVISION AND THE 
NORTHEAST CORNER OF SAID FRACTION; THENCE S 00°52'45" E ALONG THE EAST LINE OF SAID FRACTION FOR 1,325.39 
FEET TO THE SOUTHEAST CORNER OF SAID FRACTION; THENCE S 88°54'15" W ALONG THE SOUTH LINE OF SAID FRACTION 
FOR 1,324.55 FEET TO THE POINT OF BEGINNING. 

SUBJECT PARCEL CONTAINS: 50.52 ACRES, MORE OR LESS. 

SUBJECT TO EASEMENTS, RESTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY OF RECORD. 

BEARINGS AND DISTANCES, UNLESS OTHERWISE SHOWN, ARE BASED ON THE "STATE PLANE COORDINATE SYSTEM" 
FLORIDA ZONE WEST NAO 83/2011 (CORS), WHEREIN THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF MCGREGOR 
BOULEVARD (STATE ROAD 867- 100 FEET WIDE) BEARS N 49°26'59" E. THE SCALE FACTOR IS 0.999944648. 

ALL DISTANCES SHOWN ARE IN FEET AND DECIMALS THEREOF. 

DESCRIPTION PREPARED: 11-21-2024 

Digitally signed by Allen M Vose Ill 
Date: 2024.12.02 10:13:20-05'00' 

ALLEN M. VOSE Ill, P.S.M. 
PROFESSIONAL SURVEYOR AND MAPPER 
FLORIDA CERTIFICATION NO. 7191 
DA TE SIGNED 12-02-2024 
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Exhibit B 

RECOMMENDED CONDITIONS AND DEVIATIONS 

CONDITIONS 

References to uses are as defined in the Lee County Land Development Code (LDC). 

1. Master Concept Plan (MCP) and Development Parameters 

2. 

a. MCP. Development of the subject property must be substantially consistent 
with the three-page MCP entitled "Sanibel Siesta RV Resort", stamped 
received 4/17/2025 (Exhibit B1). 

b. Compliance with Lee Plan and LDC. Development must comply with the 
LDC and Lee Plan at the time of local development order approval, except 
as may be granted by deviation as part of this planned development. 
Subsequent amendments to the Master Concept Plan or 
its auxiliary documentation attached thereto are subject to the planned 
development amendment process established by the Land Development 
Code. 

c. Development Parameters. Development is limited to a maximum of 404 
transient recreational vehicle units (see Conditions 6 & 7). If a caretaker's 
residence is developed, the site is limited to 403 transient recreational 
vehicle units. The maximum building height for amenities is 35 feet. 

Schedule of Uses and Property Development Regulations 
a. Schedule of Uses 

Accessory uses and structures (accessory structures not permitted on 
individual RV sites) 

Administrative offices 
Caretaker's residence (limited to 1 and eliminates 1 RV site) 
Entrance gates and gatehouses 
Essential services 
Essential service facilities, Group I 
Excavation, water retention 
Fences, walls 
Parking lot: 
Accessory 
Recreational facilities, private on-site 
Recreational vehicles, transient (see Conditions 6 and 7) 
Signs 

Exhibit 8, Recommended Conditions and Deviations 
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The following uses are limited to the Indoor/Outdoor Recreation Area 
Accessory uses and structures 
Clubs, private* 
Consumption on premises* (see Conditions 3 and 4) 
Day care center, adult or child* 
Food and beverage service, limited* 
Food stores, Group I* 
Laundry or dry cleaning, Group I* 
Personal services, Group I* 
Recreational facilities, private on-site* 
Rental or leasing establishment, Group I* 
Storage, open and indoor* (limited to RV's, trailers, boats and other vehicles 

and goods belonging to park users) 

* Limited to the convenience and utility of the guests staying at the RV Park. No exterior 
signage is permitted offering these goods or services visible from outside the project. 

3. 

b. Site Development Regulations 

Minimum Park Perimeter Setback 
Minimum Park Area 

Recreational Vehicle Sites: 
Site Area: 
Site Width: 
Site Depth: 

40 feet 
50.5 acres 

1,950 square feet 
30 
65 

Minimum Setbacks and Maximum Building Heights: 

Street, public: 
Internal street pavement: 
Between RVs: 
Waterbody: 
Maximum building height (amenities 
only): 
Lot coverage: 

Building separation: 

40 feet 
10 feet 
10 feet 
25 feet 
35 feet 

20 percent (of entire 
project area) 

10 feet unless a greater 
separation is required 
by building/fire code 

Consumption on Premises 
Consumption on premises is limited to the Indoor Amenity Buildings surrounding 
the Outdoor Swimming Pool. Outdoor COP is limited to swimming pool limits 
depicted on the MCP. COP is limited to guests staying at the RV Resort. No 
administrative approval of consumption on premises is required prior to issuance 

Exhibit B, Recommended Conditions and Deviations 
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of an alcoholic beverage license, provided Developer provides a detailed site plan 
of the Indoor/Outdoor Areas demonstrating extent of the COP area for the sale/ 
service of alcoholic beverages for outdoor consumption is not closer than 300 feet 
to the project perimeter. A Special Exception or Public Hearing Amendment to the 
Planned Development must be sought for a lesser separation. 

4. Outdoor Amplified Sound and Live Entertainment 
Outdoor amplified sound and live entertainment are permitted: 
10 A.M. to 8 P.M. Sunday through Wednesday; and 
9 A.M. to 10 P.M. Thursday through Saturday. 

5. Open Space 
Project open space must be substantially consistent with the Open Space Exhibit 
(MCP Page 2). 

6. Transient Units 
The RVPD is limited to use as a transient park for short term (less than six months) 
emplacement of recreational vehicles. Recreational vehicles must be removed 
from the park at the end of each user's visit or six months, whichever is less. Non­
transient use is prohibited. 

7. Minimum Night Stay 
Guests renting RV sites must stay a minimum of three nights. 

8. Hurricane Emergency Plan 
Prior to local development order approval for vertical development, including 
occupancy of individual RV sites, an emergency evacuation plan for the project 
must be approved by Lee County Emergency Management. 

9. Buffer Along Pump Station Utility Easement 
a. A 10-foot-wide buffer planting strip must abut the 40-foot by 40-foot pump 

station utility easement along the northern project perimeter to provide a 
continuous visual screen. 

b. A minimum of four trees and 27 shrubs must be planted in the buffer planting 
strip. Trees must be 14 feet in height and shrubs must be 36 inches in 
height. Shrubs must be maintained at a minimum of 60 inches in height. 

10. Refuse and Solid Waste Disposal Facilities 
The primary refuse and solid waste facility depicted on the MCP must be set back 
a minimum of 180 feet from the project perimeter of the project. 

Exhibit B, Recommended Conditions and Deviations 
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11. Electrical Generators 
Electrical generators at individual RV sites are prohibited. Temporary use is 
permitted solely in the event of an emergency (i.e. black-out/power grid failure). 

12. Community Complaint Response Contact 
Developer/operator must comply with Lee County and Noise Control Ordinance 
Land Development Code requirements during the construction phase pertaining to 
noise and construction activity. 

During the operational phase, the developer/operator must maintain a 24-hour, 7-
day-a-week contact number and email address for the purpose of receiving and 
responding to community complaints related to operational activities, noise, 
nuisance, odors, or any other project-related impacts. The contact number must 
be monitored at all times during the operational phase of the project. 

The following requirements apply: 
a. Public Posting: Prior to the issuance of the final Certificate of Occupancy, 

the development's website must contain the contact number and email 
address of the representative responsible. 

b. 

C. 

d. 

Notification: The contact information must also be distributed to all property 
owners and residents within a minimum distance of 300 feet from the project 
perimeter prior to the issuance of the final certificate of occupancy. Such 
notice must also provide the website information including contact 
information of the representative. 

Response Time: The designated representative must respond to all 
complaints within two (2) hours of receipt. A log of all complaints and 
corrective actions must be maintained and made available to the County 
upon request. 

Updates: For the initial two years after issuance of the certificate of 
occupancy, any changes to contact information must be updated on the 
development's website and re-distributed to all properties within the 
distance specified in Subsection (b). After two years, contact information 
changes may be updated on the development's website. 

13. Development Permits 
County development permits do not create rights to obtain permits from state or 
federal agencies and do not create liability on the part of the County if applicant 
fails to obtain requisite approvals or fulfill obligations imposed by state/federal 
agencies or if applicant undertakes actions resulting in a violation of state or federal 
law. Applicant must obtain applicable state/federal permits prior to commencing 
development. 
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DEVIATIONS 

1. Perimeter Buffer: Deviation 1 seeks relief from LDC §34-939(b)(3), which 
requires a perimeter buffer area at least 40 feet wide adjacent to and completely 
around the boundary of an RVPD, to allow code required planting material in LDC 
§34-939(b)(3) to be located within a 15-foot-wide alternative perimeter buffer area 
with an eight-foot-tall solid wall. 

HEX Recommendation: Approve, subject to the following conditions: 

a. At time of planting, trees must be 14 feet in height and shrubs must be 36 
inches in height. Shrubs must be maintained at a minimum of 60 inches in 
height. Palms are to be counted at a 3: 1 ratio, clustered in staggered heights 
ranging from 14 feet to 18 feet in height. Palms are limited to 50 percent of 
the tree requirement. 

b. Prior to local development order approval, a completely opaque 8-foot-high 
masonry wall or 8-foot-high masonry wall and berm combination must be 
provided east of the primary access point, with all required plant material on 
the exterior side of the wall. 

2. Internal Streets. Deviation 3 seeks relief from LDC §34-939(b)(4)a, which requires 
a minimum street right-of-way or easement width of 50 feet, to allow the required 
road to be located on an undivided property without dedicating an easement or 
right-of-way to encompass the road and road shoulders. 

HEX Recommendation: Approve, subject to the following conditions: 

a. This deviation is void if the property is subdivided, except as a result from 
an eminent domain proceeding. 

b. Developer must demonstrate a paved internal roadway with a minimum of 
20 feet in pavement width, including sufficient area for required utilities and 
infrastructure supporting the project. 

3. Access. Deviation 4 seeks relief from LDC §10-291 (3), which requires residential 
developments of more than five (5) acres and commercial developments greater 
than 10 acres to provide more than one means of ingress and egress for the 
development, to maintain the existing single access point onto McGregor 
Boulevard and designate a secondary emergency only access point. 

HEX Recommendation: Approve, subject to the following conditions: 

a. The secondary access must be in substantial compliance with the MCP. 

Exhibit B, Recommended Conditions and Deviations 
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b. Prior to local development order approval, a notice to all future property 
owners must be recorded by the developer in the public records prior to the 
issuance of a local development order allowing construction of the access 
to the development. The notice must articulate the emergency access plan 
and provide information as to where a copy of this plan may be obtained 
from the developer or developer's successor. 

4. Buffer Plantings. Deviation 5 seeks relief from LDC §10-421 (a)(8), which requires 
buffer plantings to be installed on the exterior side of the wall or fence, between 
the wall and the abutting property or street right-of-way if a wall or fence is 
proposed, but not required, to allow an existing chain-link fence depicted on the 
MCP to remain with the required buffer plantings internal to fencing. 

HEX Recommendation: Approve, subject to the following conditions: 

If existing chain link fence is damaged/removed, Developer must comply 
with LDC §10-421 (a)(8) if fencing is substantially replaced (more than 50 
percent). 

5. Connection Separation. Deviation 6 seeks relief from LDC §10-285, which 
requires motor vehicle connections to a road from privately-maintained streets to 
be separated by a distance of 660 feet for principal arterial roads in Future 
Suburban areas, to allow a minimum of 200 feet of connection separation between 
the proposed emergency-only access and the existing access point on abutting 
property to the southwest (Bent Palms Cove). 

HEX Recommendation: Approve 

6. Drainage Easement. Deviation 7 seeks relief from LDC §10-328, which requires 
that a 20-foot-wide easement for maintenance purposes must be provided along 
an IDD canal traversed through development, to allow no additional easement 
width for the existing 80-foot-wide IDD Canal Easement on the subject property. 

HEX Recommendation: Approve, subject to the following conditions: 

Unless authorized by the easement holder, no buildings/structures/ 
landscape features, including trees and shrubs, which obstruct the drainage 
maintenance operations are permitted within the 80-foot-wide IDD Canal 
D2-A easement. Easement areas must be kept clear and have satisfactory 
vehicle access and turnaround . No portion of easement areas may be 
located within the limits of a RV site or future platted lot. 

Exhibits to Conditions: 
B 1 Master Concept Plan stamped received April 17, 2025 
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Case: DCl2024-00025 

Exhibit C 

EXHIBITS PRESENTED AT HEARING 

STAFF EXHIBITS 

1. DCD Staff Report with attachments for DC/: Prepared by Adam Mendez, 
Senior Planner, date received April 1, 2025 (multiple pages - 8.5"x11" & 11 "x14") 
[black & white, color] 

2. Affidavit of Publication: For Zoning Case DCl2024-00025, Sanibel Siesta RV 
Resort (1 page - 8.5"x11 ") 

3. PowerPoint Presentation: Prepared by Lee County Staff for Sanibel Siesta RV 
Resort, DCl2024-00025 (multiple pages - 8.5"x11 ") 

4. Written Submissions: Email from Adam Mendez to Jamie Princing and Brienne 
Cherry, with copies to Megan Strayhorn, Esq., Carl Barraco, and Vincent Cautero, 
dated Wednesday, April 30, 2025, 11 :21 AM (multiple pages - 8.5"x11 "){post 
hearing submittal} 

APPLICANT EXHIBITS 

a. 48-Hour Notice: Email from Megan Strayhorn, Esq., to Maria Perez, Adam 
Mendez, and Joseph Adams, with copies to Carl Barraco and Vincent A. Cautero, 
dated Tuesday, April 15, 2025, 9:26 AM (multiple pages - 8.5"x11 ") 

1. Resume: For Justin W. Walsh, President/Owner with RS. Walsh Landscaping, 
Inc. (1 page - 8.5"x11 ") 

2. PowerPoint Presentation: Prepared for Sanibel RV Resort Siesta (multiple pages 
- 8.5"x11 ") 

3. Revised Master Concept Plan: Prepared by Barraco and Associates, Inc., for 
Sanibel Siesta RV Resort, last revised January 24, 2025 (3 pages - 11"x17") 

Exhibit C, Exhibits Presented at Hearing 
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Exhibit D 

HEARING PARTICIPANTS 

County Staff: 

1. Adam Mendez 

Applicant Representatives: 

1. Carl Barraco 

2. Vince Cautero 

3. Joel Christensen 

4. Megan Strayhorn, Esq. 

5. Justin Walsh 

Public Participants: 

1. John Crawford 

2. Dale Givens 

3. Patricia Givens 

4. Kelly Halle 

5. Martha A. Lowe 

6. Christine Tomlin 

7. Adam Sewall 

8. Frank Stipkovich 

9. Stephanie Stipkovich 

10. Tanya Wojcik 

Exhibit D, Hearing Participants 
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Exhibit E 

INFORMATION 

UNAUTHORIZED COMMUNICATIONS 

The LDC prohibits communications with the Hearing Examiner or her staff on the 
substance of pending zoning actions. There are limited exceptions for written 
communications requested by the Hearing Examiner, or where the Hearing Examiner 
seeks advice from a disinterested expert. 

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS 

A. The Hearing Examiner will provide a copy of this recommendation to the Board of 
County Commissioners. 

B. The Board will hold a final hearing to consider the Recommendation and record 
made before the Hearing Examiner. The Department of Community Development 
will notify hearing participants of the final hearing date. Only Parties and 
participants may address the Board at the final hearing. Presentation by 
participants are limited to the substance of testimony presented to the Hearing 
Examiner, testimony concerning the correctness of Findings of Fact or 
Conclusions of Law contained in the Recommendation, or allegations of relevant 
new evidence not known or that could not have been reasonably discovered by 
the speaker at the time of the Hearing Examiner hearing. 

C. Participants may not submit documents to the Board of County Commissioners 
unless they were marked as Exhibits by the Hearing Examiner. Documents must 
have the Exhibit number assigned at hearing. 

COPIES OF TESTIMONY AND TRANSCRIPTS 

A. Every hearing is recorded. Recordings are public records that become part of the 
case file maintained by the Department of Community Development. The case file 
and recordings are available for public examination Monday through Friday 
between 8:00 a.m. and 4:30 p.m. 

B. A verbatim transcript may also be available for purchase from the court reporting 
service. 

Exhibit E, Information 



CPA2024-00006 
 

Horizon Tamiami 
 



 
Summary for BOCC Adoption    September 24, 2025 
CPA2024-00006   Page 1 of 1 
 

SUMMARY SHEET  
CPA2024-0006 – Horizon Tamiami CPA 

ADOPTION HEARING 
 
REQUEST: 
Amend Map 1-C, Mixed Use Overlay, to add a 20.2-acre portion of the property to the Mixed-
Use Overlay (MUO). The property is located at the northeast corner of the intersection of Brooks Road 
and North Tamiami Trail in North Fort Myers. 
 
The requested map amendment is a small-scale comprehensive plan amendment per Florida 
Statute 163.3187(1). The requested amendments would allow for the development of the site in 
accordance with the Mixed Use Overlay standards in an existing urban area. 
 
LPA PUBLIC HEARING:  
The LPA discussed the proposed amendments. Members of the LPA specifically inquired about 
whether LeeTran was still proposing to eliminate the bus route that currently services the subject 
property and if they did, whether the property would still meet the requirements of the MUO. 
Staff informed the LPA that LeeTran no longer plans on eliminating that bus route but in addition 
to the bus route, the proposed Mobility On Demand area would also meet this requirement for 
access to public transit.  
 
LPA PUBLIC INPUT:   
Four members of the public provided public comment at the meeting expressing their generally 
dislike of the development of the site and concerns regarding traffic, flooding, environmental 
impacts and building size.   
 
LPA MOTION:  
A motion was made to recommend that the Board of County Commissioners (BOCC) adopt 
CPA2024-0006. The motion passed 4 to 0. 
 

RAYMOND BLACKSMITH ABSENT 
DUSTIN GARDNER AYE 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER ABSENT 
STAN STOUDER AYE 
HENRY ZUBA ABSENT 

 
STAFF RECOMMENDATION:    
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.  
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LEE COUNTY ORDINANCE NO. ___ 
 
 

AN ORDINANCE AMENDING THE LEE COUNTY 
COMPREHENSIVE PLAN TO ADOPT A SMALL SCALE 
AMENDMENT (CPA2024-00006) PERTAINING TO HORIZON 
TAMIAMI; PROVIDING FOR PURPOSE, INTENT AND SHORT 
TITLE; ADOPTION OF SMALL SCALE AMENDMENT TO LEE 
PLAN MAP 1-C, THE MIXED USE OVERLAY MAP; LEGAL 
EFFECT OF THE “LEE PLAN”; PERTAINING TO 
MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION 
AT PUBLIC HEARING; GEOGRAPHICAL APPLICABILITY; 
SEVERABILITY; INCLUSION IN CODE, CODIFICATION AND 
SCRIVENER’S ERRORS, AND AN EFFECTIVE DATE. 

 
 WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) and Chapter XIII, provides 
for adoption of amendments to the Plan in compliance with State statutes and in accordance with 
administrative procedures adopted by the Board of County Commissioners (“Board”); and 
 
 WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and Lee 
County Administrative Code AC-13-6, provide an opportunity for private individuals to request 
amendment to the Future Land Use Map through a small scale amendment public hearing 
process; and 
 
 WHEREAS, the Local Planning Agency (“LPA”) held a public hearing on the adoption of 
the proposed amendment on August 25, 2025. At that hearing the LPA found the proposed 
amendment to be consistent with the Lee Plan and recommended that the Board adopt the 
amendment; and 
 
 WHEREAS, the Board held a public hearing for the adoption of the proposed amendment 
on November 5, 2025. At that hearing, the Board approved a motion to adopt proposed 
amendment CPA2024-00006 pertaining to Horizon Tamiami, amending Map 1-C of the Lee Plan, 
the Mixed Use Overlay Map. The subject parcel is located at the northeast corner of the 
intersection of Brooks Road and North Tamiami Trail in North Fort Myers. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 
 
SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 
 
 The Board of County Commissioners of Lee County, Florida, in compliance with Chapter 
163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, conducted a 
public hearing to review a proposed small scale amendment to the Future Land Use Map Series 
of the Lee Plan. The purpose of this ordinance is to adopt the amendment to the Lee Plan 
discussed at that meeting and later approved by a majority of the Board of County 
Commissioners. The short title and proper reference for the Lee County Comprehensive Land 
Use Plan, as hereby amended, will continue to be the “Lee Plan.” This amending ordinance may 
be referred to as “Horizon Tamiami (CPA2024-00006)”. 
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SECTION TWO: ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN FUTURE 
LAND USE MAP SERIES, MAP 1-C 
 
 The Lee County Board of County Commissioners hereby amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment to the Future 
Land Use Map Series, Map 1-C, the Mixed Use Overlay Map to incorporate approximately 20.2 
acres of the subject property into the Mixed Use Overlay. The subject parcel is located at the 
northeast corner of the intersection of Brooks Road and North Tamiami Trail in North Fort Myers. 
 
SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN” 
 
 No public or private development will be permitted except in conformity with the Lee Plan. 
All land development regulations and land development orders must be consistent with the Lee 
Plan as amended. 
 
SECTION FOUR: MODIFICATION 
 
 It is the intent of the Board of County Commissioners that the provisions of this Ordinance 
may be modified as a result of consideration that may arise during Public Hearing(s). Such 
modifications shall be incorporated into the final version. 
 
SECTION FIVE: GEOGRAPHIC APPLICABILITY 
 
 The Lee Plan is applicable throughout the unincorporated area of Lee County, Florida, 
except in those unincorporated areas included in joint or interlocal agreements with other local 
governments that specifically provide otherwise. 
 
SECTION SIX: SEVERABILITY 
 
 The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the powers 
herein provided. If any of the provisions of this ordinance are held unconstitutional by a court of 
competent jurisdiction, the decision of that court will not affect or impair the remaining provisions 
of this ordinance. It is hereby declared to be the legislative intent of the Board of County 
Commissioners that this ordinance would have been adopted had the unconstitutional provisions 
not been included therein. 
 
SECTION SEVEN: INCLUSION IN CODE, CODIFICATION AND SCRIVENERS’ ERROR 
 
 It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code. Sections of this ordinance 
may be re-numbered or re-lettered and the word “ordinance” may be changed to “section,” 
“article” or other appropriate word or phrase in order to accomplish this intention; and regardless 
of whether inclusion in the code is accomplished, sections of this ordinance may be renumbered 
or relettered. The correction of typographical errors that do not affect the intent may be authorized 
by the County Manager, or designee, without need of a public hearing, by filing a corrected or 
re-codified copy with the Clerk of the Circuit Court. 
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SECTION EIGHT: EFFECTIVE DATE 
 
 The small scale Lee Plan amendment adopted by this ordinance will be effective 31 days 
after adoption unless challenged within 30 days after adoption. If challenged within 30 days after 
adoption, the small scale amendment to the Lee Plan will not be effective until the Florida 
Department of Commerce or the Administration Commission issues a final order determining the 
small scale amendment is in compliance with Florida Statutes, Section 163.3184. No 
development orders, development permits or land uses dependent on this amendment may be 
issued or commence before the amendment has become effective. 
 
 Commissioner ______ made a motion to adopt the foregoing ordinance, seconded by 
Commissioner ______.  The vote was as follows: 
 
   Kevin Ruane   ____ 
   Cecil L Pendergrass  ____ 
   David Mulicka   ____ 
   Brian Hamman  ____ 
   District 5   Vacant 
 
 DONE AND ADOPTED this 5th day of November, 2025. 
 
 
ATTEST:      BOARD OF COUNTY COMMISSIONERS 
KEVIN C. KARNES     OF LEE COUNTY, FLORIDA 
CLERK OF CIRCUIT COURT 
 
 
BY:__________________________   BY: _____________________________ 
Deputy Clerk      ________________, Chair 
 
 
       DATE:___________________________ 
 
 
       APPROVED AS TO FORM FOR THE  

RELIANCE OF LEE COUNTY ONLY 
 
 
 
       ________________________________ 
       Lee County Attorney’s Office 
 
Exhibit A (Adopted by BOCC on November 5, 2025): 
 Adopted proposed Mixed Use Overlay Map 1-C 
 
 
CAO Draft 10/20/2025 10:08:50 AM 
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STAFF REPORT FOR CPA2024-00006:  
HORIZON TAMIAMI 
 
Privately Initiated Small-Scale Lee Plan Map Amendment   

 
 
Recommendation: 
Adopt 
 
Applicant: 
Horizon Tamiami, LLC 
 
Representatives: 
Veronica Martin 
TDM Consulting, Inc. 
 
Property Location: 
1450, 1456, 1460, and 1470 
North Tamiami Trail 

Size: 
± 20.2 acres 
 
Planning District: 
District #19 (North Fort 
Myers) 
 
Commissioner District:   
District #4 
 
Hearing Dates: 
LPA: 08-25-2025 
BoCC #1: 10-08-2025 
 
Attachment(s): 
1: Map Amendment  
2: Applicant Materials 
 

 
REQUEST 
Amend Lee Plan Map 1-C to incorporate approximately 20.2 acres of the subject 
property into the Mixed Use Overlay. 
 
SUMMARY 
The applicant requests to incorporate an approximately 20.2-acre upland portion of 
the subject property into the Mixed Use Overlay (MUO) to develop the site in 
accordance with the MUO standards outlined in Chapter 34 of the Land Development 
Code and rezone to a conventional zoning district instead of a planned development. 
According to the companion rezone application, the applicant intends to construct a 
mixture of commercial and residential uses. No saltwater wetlands will be incorporated 
into the MUO.  
 
PROPERTY LOCATION 
The property is located at the northeast corner of the intersection of Brooks Road and 
North Tamiami Trail in North Fort Myers. 
 

 
  Figure 1: Location map of the portion of the subject property to be included in the Mixed Use Overlay 

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

Lee County 
cfou.th,tt!e.ft flo,.;✓a 
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PART 1 
STAFF DISCUSSION AND ANALYSIS 

 
BACKGROUND AND REQUEST 
The approximately 28.2-acre subject property, comprised of four parcels, was designated with Intensive 
Development and Transition Zone, the precursor to the existing Wetlands future land use category, on 
the 1984 Lee Plan Future Land Use Map. The property currently consists of ±20.2 acres of Intensive 
Development and ±8.0-acres of Wetlands future land use categories. The applicant is proposing to 
incorporate only the areas with the Intensive Development future land use category of the property into 
the MUO. A map depicting the existing future land use categories and the proposed MUO is included 
below.  

 
The proposed Comprehensive Plan Amendment enables the applicant to develop under the Mixed Use 
Overlay development standards and rezone to a conventional zoning district, rather than a planned 
development. The applicant has filed a companion rezoning application (REZ2024-00006), which is being 
reviewed concurrently with this comprehensive plan amendment application. The applicant is requesting 
to rezone ±20.2 acres from General Commercial (CG), Commercial (C-1), and Residential Single Family (RS-
1) to Commercial (C-1). The wetlands along the eastern property line are proposed to remain RS-1.  
 
 

Figure 2: Future Land Use and Mixed Use Overlay 
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Future Land Use Categories 
The property is within the Intensive Development Future Land Use Category, which is the county’s most 
intense future land use category. Lee Plan Policy 1.1.2 states that this land use category allows the 
county’s highest densities and intensities and encourages mixed-use centers. The policy is reproduced 
below. 

 
POLICY 1.1.2: The Intensive Development areas are located along major arterial 
roads in Fort Myers, North Fort Myers, East Fort Myers west of I-75, and South Fort 
Myers. By virtue of their location, the county's current development patterns, and the 
available and potential levels of public services, they are well suited to accommodate 
high densities and intensities. Planned mixed use centers of high-density residential, 
commercial, limited light industrial (see Policy 7.1.6), and office uses are encouraged 
to be developed as described in Objective 11.1, where appropriate. As Lee County 
develops as a metropolitan complex, these centrally located urban nodes can offer a 
diversity of lifestyles, cosmopolitan shopping opportunities, and specialized 
professional services that befit such a region. The standard density range is from eight 
dwelling units per acre (8 du/acre) to fourteen dwelling units per acre (14 du/acre). 
Maximum total density is twenty-two dwelling units per acre (22 du/acre). The 
maximum total density may be increased to thirty dwelling units per acre (30 du/acre) 
utilizing Greater Pine Island Transfer of Development Units. (Ordinance No. 94-30, 
09-06, 10-10, 16-07)   

 
The subject property is also within the Wetlands future land use category, with the jurisdictional 
boundaries confirmed through a Map Boundary Determination (MBD2024-00001). Policy 1.5.1 outlines 
the permitted uses within the Wetlands future land use category, which include very low-density 
residential uses and recreation that will not adversely impact the ecological functions of wetlands. 
Objective 1.5 is reproduced below.  
 

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

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low-density residential 
uses and recreational uses that will not adversely affect the ecological functions of 
wetlands. All development in Wetlands must be consistent with Goal 124. The 
maximum density is one dwelling unit per twenty acres (1 du/20 acre) except as 
otherwise provided in Table 1(a) and Chapter XIII.  

The property will continue to have a mixture of Intensive Development and Wetlands future land use 
categories. Requirements and standards pertaining to development within or adjacent to state-
designated wetlands within the subject property are not changed by the proposed amendment. 
 
Community Plan Area  
In addition to the future land use categories mentioned above, the subject property is located within the 
North Fort Myers Community Plan Area, which is generally located north of the Caloosahatchee River, 
west of Interstate 75 (I-75), and east of the City of Cape Coral. Lee Plan Goal 30, reproduced below, 
describes the North Fort Myers Community Plan Area.  
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GOAL 30: NORTH FORT MYERS COMMUNITY PLAN. Improve the livability and 
economic vitality in the North Fort Myers Community Plan area by: promoting compact, mixed 
use development in the form of town and neighborhood centers; attracting appropriate 
investment to revitalize older neighborhoods and commercial corridors; stabilizing and 
enhancing, existing neighborhoods; and preserving natural resources. 

 
Goal 30 is divided into six objectives, each with supporting policies, that address neighborhoods and 
housing, transportation, community facilities and services, parks, recreation, and conservation, and the 
downtown waterfront. Under this goal and LDC Section 33-1566, the subject property is considered part 
of the Corridor Overlay District.  
 
Planning District 
The subject property is located in the North Fort Myers Planning District (District 19), which allocates 376 
acres to the Intensive Development future land use category and no acreage to the Wetlands future land 
use category for residential development. District 19 allocates 1,121 acres for commercial use and 244 
acres for industrial use. The proposed amendment will not change the future land use categories and, 
therefore, will not require a change to the total acreage allocations in the North Fort Myers Planning 
District. Additionally, the applicant’s companion rezoning includes commercial and residential uses, of 
which the District contains adequate allocation capacity.  
 
Surrounding Properties 
The subject property is comprised of four parcels and is located at the intersection of Tamiami Trail and 
Brooks Road. There is existing development on a ±0.11-acre parcel adjacent to the subject property. 
Additionally, the Florida Department of Transportation owns two parcels that cut into the subject 
property, which are used for stormwater attenuation. The proposed amendment will not change any 
overlays or future land use categories on the adjacent parcels.  

TABLE 1: SURROUNDING PROPERTY INFORMATION 
 

 Future Land Use Overlay Zoning Existing Use 

North 
Intensive 

Development, Central 
Urban, and Wetlands 

- C-1, TFC-2, & RS-1 
Vacant, Duplex, & 

Single-Family 
Residential 

East 
Central Urban and 

Wetlands 
- TFC-2 & RS-1 

Single-Family 
Residential 

South Intensive Development Mixed Use Overlay C-2 & RM-2 
Multi-Family 

Residential, Vacant, & 
Commercial 

West Intensive Development - C-1, CPD, & AG-2 Commercial & Vacant 

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

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including 
notice requirements and provisions for public participation during the amendment process. The subject 
application requests privately initiated 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.  
 
Because the applicant is proposing a map designation within a Community Plan Area, one public 
information meeting is required prior to the application being found sufficient under Lee Plan Policy 
17.3.2. The applicant has provided a summary, sign-in sheets, public notice, and agenda for the 
community meeting held at the North Fort Myers Recreation Center on April 2, 2024, at 6:00 pm. The 
applicant has met the public input requirements of Lee Plan Objective 17.1.  
 
Under the Florida Statutes, the proposed amendment to Map 1-C, which is part of the Future Land Use 
Map series, is considered a small-scale map amendment and will follow the state review process under 
F.S. 163.3187.  
 
The proposed addition to the MUO totals approximately 20.2 acres, well below the 50-acre threshold for 
small-scale amendments, and no text amendments are proposed. The proposed amendments are small-
scale amendments under F.S. 163.3187, which will require one public hearing before the Local Planning 
Agency for recommendation to the BOCC and one adoption hearing with the BOCC.  
 
Small-scale development amendments may not become effective until 31 days after adoption. If 
challenged within 30 days after adoption, small-scale development amendments may not become 
effective until the state land planning agency or the Administration Commission, respectively, issues a 
final order determining that the adopted small-scale development amendment is in compliance. 
 
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.  
 
As previously stated, Lee Plan Policy 1.1.2 is the most intense future land use category, promoting mixed-
use developments on suitable lands within this category. The proposed amendment to incorporate the 
subject property into the MUO further facilitates mixed-use development on the subject property, 
consistent with the Intensive Development future land use category. 
 
Objective 2.2 directs new growth to areas where “adequate public facilities exist or are assured and where 
compact and contiguous development patterns can be created”. The subject property is located in an area 
with existing public facilities. The development of this property will ensure continued compact 
development patterns, consistent with Objective 2.2. 
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Objective 11.1 provides that mixed-use development should be allowed and encouraged “within certain 
future land use categories and at appropriate locations where sufficient infrastructure exists to support 
development”. Adding the subject property to the Mixed Use Overlay will allow and encourage a mixed-
use form of development, consistent with Objective 11.1. 
 
Expansion of the Mixed Use Overlay depends upon several criteria specifically addressed in Policy 11.2.1.  
Generally, these criteria include maintaining continued pedestrian and automobile connections, locating 
within specific future land use categories, and providing adequate access to public facilities and 
infrastructure.  Policy 11.2.1 is reproduced below with an analysis of each criterion to follow. 
 

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, 
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 predominantly single-family residential neighborhoods.  

 
Proximity to Transit. LeeTran Route 595 runs next to the subject property, serving bus stops 10471 and 
10472, both of which are within the extended pedestrian shed of the subject property. The Subject 
property meets this requirement of the MUO.  
 
Pedestrian and Automobile Connections. The subject property is adjacent to or within walking distance 
of multiple uses, including hotels, restaurants, entertainment, and retail establishments. There is an 
existing sidewalk network adjacent to the subject property that connects it to the businesses along 
Tamiami Trail. The subject property provides distinct pedestrian and vehicular connections.  
 
Future Land Use Category.  The portion of the subject property that will be incorporated into the Mixed 
Use Overlay is within the Intensive Development future land use category, consistent with the Policy 
11.2.1 requirement. A portion of the subject property is within the Wetlands future land use category. 
This portion does not meet the requirements of Policy 11.2.1 and, therefore, was not included in the 
proposed amendment.  
 
Public facilities and infrastructure. The subject property has existing connections to public utilities, and 
the applicant has provided letters of availability for Lee County Solid Waste, Lee County Sheriff's Office, 
Lee County EMS, Lee County LeeTran, and Lee County School District, verifying their ability to serve the 
site. The subject property meets the criteria to have adequate public utilities and infrastructure 
available on-site.  
 
Single-Family Residential. Much of the eastern portion of the subject property is designated as the 
Wetlands future land use category, and any impacts to lands designated Wetlands will be subject to a 
maximum density of one dwelling unit per twenty acres per Objective 1.5. The calculation of density in 
impacted Wetlands encourages the developer to cluster the new structures closer to North Tamiami Trail, 
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away from the existing single-family neighborhood located across Powell Creek from the subject property. 
Additionally, the proposed extension of the MUO is limited to the portion of the property within the 
Intensive Development future land use category. The Wetlands portion of the site will remain and act as 
a buffer between the MUO portion and the residential areas on the other side of Powell Creek. The 
proposed MUO extension does not intrude into areas of predominantly single-family development and 
therefore meets this criterion.  
 
The proposed MUO extension meets all of the requirements of Lee Plan Policy 11.2.1.  
 
Goal 30 of the Lee Plan outlines the vision for the North Fort Myers Community Plan Area. The proposed 
amendment promotes Goal 30 and the intent to improve the livability and economic vitality of North Fort 
Myers by promoting compact and mixed-use development, attracting appropriate investment to the 
commercial corridor, and preserving natural resources by excluding large portions of wetlands on the 
property from the request. 
 
According to the Lee County Land Development Code Section 33-1537, the subject property is included 
within the definition of “commercial corridor”. Policy 30.2.5 indicates that stricter requirements for 
certain development criteria in the Land Development Code apply to areas within this corridor. 
Additionally, certain development standards cannot be deviated from unless variance criteria are met, 
providing greater assurance regarding the nature of future development of the subject property. 
 
Policy 30.2.6 allows properties within the commercial corridor to utilize the development standards of 
the Mixed Use Overlay. This is interpreted to mean the standards for aspects such as parking, open space, 
and buffering allowed in the Mixed Use Overlay would also be allowed on the subject property. The 
proposed amendment will also allow the subject property to calculate density from the commercial areas 
of the project, which is not currently allowed under Policy 30.2.6 for properties not within the Mixed Use 
Overlay. 
 
The subject property is also within the county’s Coastal High Hazard Area. Policy 101.1.4 addresses the 
requirements of comprehensive plan amendments within the CHHA. This policy is reproduced below.  
 

POLICY 101.1.4: Require that comprehensive plan amendments which increase 
density within the Coastal High Hazard Area or on islands meet one of the following 
criteria in accordance with § 163.3178(8), Fla. Stat.:  
1. Will not result in an out of County hurricane evacuation time that exceeds 16 hours 

for a Category 5 storm event (Level E storm surge threat); or 
2. Will maintain a 12 hour evacuation time to shelter for a Category 5 storm event 

(Level E storm surge threat) and ensure shelter space is available to accommodate 
the additional population; or 

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

 
The proposed amendment does not change the future land use categories depicted on Lee Plan Map 1-A, 
which determines density allowances. However, it does change how density is calculated. Because the 
MUO allows for all portions of the property within the MUO to be used in the density calculations instead 
of segregating the calculations to the different use areas, the resulting project with a horizontal mixing of 
uses may contain more residential density than would be permitted on just the residential portion without 
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the MUO. However, the potential maximum allowable residential density of the site is unchanged with 
the proposed amendment. Therefore, the proposed change is not inconsistent with Lee Plan Policies 
101.1.4 and 101.3.6, as the MUO does not grant any additional density, and all proposed density would 
require flood and storm mitigation.  
 
PUBLIC FACILITIES AND INFRASTRUCTURE 
The lands on the subject property within the Intensive Development future land use category are located 
along major arterial roadways and have access to public services.  
 
Analysis of the applicant’s Traffic Impact Study by Lee County Department of Transportation indicates that 
the proposed amendments do not increase the traffic from the current Lee Plan allowable uses.  
Transportation concurrency is non-regulatory, as per 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.”  
 
The subject property is within Lee County Utilities' (LCU) potable water service area and the Florida 
Governmental Utility Authority’s wastewater (sewer) service area. FGUA currently has sewer 
infrastructure in place at the site and has provided the applicant with a letter of availability dated April 
11, 2024, stating the capacity to serve the proposed development. LCU currently has potable water lines 
in operation adjacent to the site and has provided a letter of availability dated March 5, 2024.  
 
Site-specific impacts on public services and the availability of services will be examined in any future 
development applications for construction on the impacted site. 
 

• Fire: North Fort Myers Fire District, Station 2, located at 1280 Barrett Rd., is approximately 3.1 
miles away. According to a letter dated April 3, 2024, the North Fort Myers Fire Department has 
no objection to this amendment and can adequately protect this property 

• Emergency Medical Services: There are two ambulances located 1.0 miles south of the property. 
EMS service availability for the proposed development of this property is adequate at this time.  

• Police: Lee County Sheriff’s Office, located at 121 Pondella Rd, is approximately 1.3 miles away. 
According to a letter from the Lee County Sheriff’s Office, dated April 2, 2024, the amendment will 
not affect the Agency’s ability to provide law enforcement services.  

• Solid Waste: The property is within Lee County Solid Waste Franchise Area 5 and is served by Waste 
Pro. According to a letter from Lee County’s Solid Waste Department, dated April 2, 2024, solid 
waste is not opposed to the proposed amendment. 

• Public Transit: According to a letter from LeeTran, dated August 14, 2025, the proposed 
development is within one-quarter mile of a fixed-route corridor, and the closest bus stop is 
#10471. 

• Schools: The property is within the Lee County School District West Zone, District Area 5. According 
to a letter from the School District of Lee County, dated April 11, 2024, the proposed project will 
not negatively impact school capacity.  

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

• The subject property meets all of the requirements in Policy 11.2.1 for the Mixed Use Overlay.  
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• The incorporation of the subject property within the MUO does not increase the maximum 
potential density of the subject property and is therefore not inconsistent with Goal 101.  

• Utilities and infrastructure are in place with no availability issues for redevelopment of the subject 
property.  

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

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

 
PART 2 

LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

 
DATE OF PUBLIC HEARING: August 25, 2025 

 
A. LOCAL PLANNING AGENCY REVIEW  

The applicant’s representatives provided a presentation addressing the requested amendments, the 
subject property, surrounding uses, and consistency with the Lee Plan. 

 
Following this, staff made a presentation addressing the requested amendments, consistency with 
the Lee Plan, and staff recommendation. 
 
Members of the LPA inquired about the transit availability on-site. Staff also provided some 
clarification on the approval processes, DOT and stormwater requirements, and the intent of Lee Plan 
Policy 5.1.2 after public comment.  
 
Four members of the public spoke against the project at the meeting, expressing concerns about 
flooding, traffic, and the environment.  
 

B. LOCAL PLANNING AGENCY RECOMMENDATION 
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2024-
00006.  The motion passed 4 to 0. 

 
RAYMOND BLACKSMITH ABSENT 
DUSTIN GARDNER AYE 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER ABSENT 
STAN STOUDER AYE 
HENRY ZUBA ABSENT 

 
C. STAFF RECOMMENDATION  

Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.  



 

 

ATTACHMENT 1 
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April25 , 2024 

Brandon Dunn 
Planning Manager 

43 B.ll'kley Circle, Suite 200 
Fo.-t l\I, ·ers, FL 33907 
Phone 239-433-4231 Fa: 239-433-9632 
www. tdmcivilenginee ring. com 
Certificate of Authorization# 29086 

Lee County Department of Community Development 
1500 Monroe Street 
Fo1i Myers, FL 3390 I 

Reference: Application for Comprehensive Plan Amendment - Map 
± 20.2-aci·cs at 1460, 1470, 1456, and 1450 N. Tamiami Trail 
Lee County S2-T44S-R24E 

Dear Mr. Dunn 

Attached herewith is a completed application and associated support material for a 
Comprehensive Plan Amendment- Map. The Applicant is requesting to amend Lee Plan Map l­
e by adding 20.2 acres of the subject propeity into the Mixed Use Overlay. 

Please find attached the following items in relation to this application: 

l. One ( l) copy of the completed Application for a Comprehensive Plan Amendment -
Map, Exhibit Ml· 

2. One (1) copy of the notarized Disclosure of Interest Affidavit, Exhibit M2; 

3. One (I) copy of the Surrounding Property Owners List Mailing Labels and Map for all 
parcels within 500 feet of the Subject Prope1ty, Exhibit M3 ; 

4. One (I) copy of the Existing and Proposed Future Land Use Map 1-C, Exhibit M4; 

5, One (l) copy of the Map and Description of Existing Land Uses of the Subject Prope11y 
and Su1rnunding Properties, Exhibit MS; 

6. One (1) copy of the Map and Description of Existing Zoning of the Subject Prope11y and 
Sunounding Prope1ties Exhibit M6' 

7. One ( 1) signed and sealed Legal Description and Sketch of the Description for each 
FLUC Proposed, Exhibit M7; 

8. One (I) copy of the Wa1nnty Deed of the Subject Property, Exhibit M8 j 

9. One (I) copy of the Aerial Map showing the Subject Property and Surrounding 
Properties, Exhibit M9; 
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I 0. One (l) copy of the Authorization Letter frotn the Property Owner(s) Authorizing the 
Applicant to Represent the Owner, Exl1ibit Ml O; 

LL. One ( 1) copy of the Proposed Amendment, Exhibit M 1 L; 

12. One ( I) copy of the Lee Plan Analysis, Exhibit M 12; 

13. One ( I) copy of the Environmental Impacts Analysis, Exhibit Ml 3; 

14. One ( l) copy of the Historic Resources lmpact Analysis, Exhibit Ml 4; 

15. One (I) copy of the Public Facilities lmpacts Analysis, Exhibit M 15; 

16. One (I) copy of the Traffic Circulation Analysis, Exhibit M 16; 

17. One (J) copy of the Existing and Future Conditions Analysis - Sanitary Sewer, Potable 
Water, Sw-face Water/Dr~inage Basins, ParJ<s ancl Rec, Open Space, Public Schools, 
Exhibit Ml7; 

18. One (1) copy of the Letter of Determination for the Adequacy/Provision of 
Existing/Proposed Support Facilities - Fire Protection/Emergency Medical Services, Law 
Enforcement, Solid Waste, Mass Transit, Lee County Schools, Exhibit M 18; 

J 9, One (I) copy of the State Policy Plan and Regional Policy Plan, Exhibit Ml 9; 

20. One (I) copy of the Justification of Proposed Amendment, Exllibit M20; and 

21. One (l) copy of the Planning Communities/Community Plan Area Requirements, Exhibit 
M21. 

Your time and attention to this matter is greatly appreciated. Should County staff require 
additional infonnation or have any questions regarding this submittal, please feel free to contact 
this office. 

Sincerely, 

TDM CONSUL TING, INC. 

'-fJ~~ ?11/~v 
Veronica Mattin 
Senior Planner 



EXHIBIT Ml 

Corn1 riu 1 ,ily 
Developrnenl 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

Project ame: Horizon Tamimni 

Project Description: Amend Lee Plan Man 1-C, request to add 20.16 acres of the subject property to the Mixed Use 

e ·I· • 

Map(11) to Be Amended: _.l_-C _________________________________ _ 

State Review Process: [xi Small-Scale R view D Stale Coordinated Review D Expedited Stale Review 

I. Name of Applicant: Horizon Tamiarni LLC 
Address: 5 Corporate Dr # 105 

ity State,Zip: Central Valley, NY 10917 

Phone Number: 941-274-1355 E-mail: trossi@redburndev.com 

2, Name of Contact: Veronica Martin, TOM Consulting, Inc. 
Address: 43 Barkley Cir, Suite 200 

City. State, Zip: F011 Myen;, FL 33907 

Phone Number: 239-433-4231 E-mail : vmartin@tdmconstJlting.com 

3. Owner(s) of Record: .... H ........ 01 .... ·i .... zo ___ n ____ T ___ a ___ m ___ ia ___ 1 ___ n_i _L ___ L ___ C=--------------------------
Address: 5 Corporate Dr #105 

ity, tate,Zip: entral Valley. NY 10917 

Phone Number:~9_4~1~-2~7_4~-~' 3~5~5~ ___________ E-mail: trossi@redbumde .com 

4. Property Location: 
I. SiteAddress: 1460, 1470. 1456 and 1450 N Tamiami Tr, North Port Myers 33903 

2. STRAP(s): 02-44-24-03-0000B.00l0, -00001.0200, -00001.0210 and -02-44-24-03-0000B.0320 

5. Property Information: 

Total Acreage of Property: 27.36 ac Total Acreage Included in Request: =2-=-0~. l-=-6=a-=-c ___ _ _ _ 

Total. Upland : 20. 16 ac Total Wetlands: 7.20 ac urrent Zoning: RS-I C- 1. and CG 

Current Future Land U e Catego1y(ies): ~l~nt~e~ns~i~ve~D~e~ve~l-=-o-p1~11-=-e=nt~a~n~d~W~ e~tl=an~d~s~--------------
Area in Each Future Land Use ategory: Intensive Development: 20.16 ac and Wetlands: 7.20 ac 

Existing Land Ui;e: Vacant/undeveloped 

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

Residential Units/Densily: 14 du/ac ommercial Intensity: 10,000 sf/ac Industrial Intensity: ..:.n'""o ___ n-=-e ___ _ 
22 du/ac with bonus density based on average calculations 

7. Ca lculation of maximum allowable development with proposed amendments: 

Residential Units/Densily: 14 du/ac ommercial Intensity: 10,000 sf/ac Industrial Intensity: _.n..,,o"'n""-e ___ _ 
22 du/ac with bonus density ba ed on average calculations 
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Public Facilities Impacts 

NOTE: The applicant must ca lculat publi faciliti jmpacts based on the maximum development. 

J. Traffic Circulntiou Anni sis: The analysi - is intended to determine the effect of the land u e clrnnge on the financially 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capi tal Lnprovements Element (5-year horizon) , 
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative 
Code (AC) 13-17. 

u. Propo als affecting le · than IO acres where developmen t parameters are contained wi thin the Traffic Analy is 
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 ounty T IS Guidelines and 
AC-13-17. Identification of allowable density/intensity in order to detem,jne soc io-economic data for affected 
TAZ( ·) mu t be coordinated with Lee County Planning staff. Otherwise a calcu lation of trip generation i 
required consistent with AC- 13-17 and the Lee County TTS Guidel ines to determine required component of 
analy is for: 

i. Total peak hour trip generation le s than 50 tota l trip end -trip generation , 

ii , Total peak hour trip generation from 50 to 300 total trip ends - trip generation. trip distribution and 1rip 
assignment (manual or Florida Standard Urban Transportation Modeling Slniclure (FSUTMS) analysi 
consistent with AC- 13-17 and TIS Guideli nes), short-term (5 year) and long-range (to curren t Lee Plan 
hori zon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s) 
identi lied in the Transportation Inventory based 011 the trip generation and roadway segment LOS analysis 
criteria in A -13-17. A methodology meeting is recommended prior to ubmiltal of the application to discuss 
use of FSUTMS, any changes to analysis requirements or a combined CPA and Zoning TJS short lerm 
analysis. 

iii , Total peak hour trip generation is over 300 total trip ends - trip generation, mode spli t, trip 
distribution and trip a ·signmenl (manual or F UTMS analy is consistent with /\ -13-17 and TIS 
Guidelines), ·hort -term (five-year) and long-range (to current Lee Plan horizon year) segment LOS 
analy is of arterial and collector egmenls Ii led in the Transportation Inventory, LOS analysi wJII 
include any pot1ion of roadway segments within an area three miles offset from the boundary of the 
application legal description metes and bounds survey. LOS analysi · will aLo include any 
additional segments in the study area based on the roadway segment LOS ana lysis cri teria in A -
13" I 7. A methodology meeting is requ ired prior to submittal oft he application. 

b. Map amendmenl - greater than IO acr · -Allowabl density/intensity wil l be determined by Lee County Pl inning 
taff. 

2. Provide nu ex:istiug nud future conditions annlysis 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 

Ana lysis for each of the nbove , hould include (but is nol limited to) the following (see the Lee County Concu1-renc. 
Mnnagement Rcpot't): 

a Franchise Afea, Basin, or District in which the properly is located 
h Current LOS, and LOS tandard of facilities serving the si te 
c Projected 2030 LOS under exi ting designation 
d Projected 2030 LOS under proposed de ignation 
c. Ex isting infrastructure, if any, in the immediate area with the potential lo erve the subject property 
t: lmprovemeuts/expansions currently programmed in 5 year IP, 6-10 year CIP, and long rangeimprovemenls 
g Provide a letter of se1·vice availabi lity from the appropriate utility for sani tary sewer and potable water 
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Jn nddition to the 11bove nnnlysis, provide the following for potnble water: 

u. Determ ine the avai labili ty f water supply within the franchise area usi ng the cul1'ent water use allocation 
(Consumptive Use Permit) ba ed on the annual average dai ly withdrawal rate. 

b. Include the cul1'ent demand and the projected d mand und r the existing designation, and the projected demand un<ler the 
proposed d signation. 

c. Include the availability of treatment faci lities and transmi , ion lines for reclaimed water for irrigation. 
d. Include any other water conservation measures thut will be applied to the site (see Goal 54). 

3. Provide II letter from the npprop1•i11 te 11gency determining the adequucy/provision of existing/proposed support 
facilities, including: 

a. Fi re protection with adequate response times 
b. Emergency medical service (EMS) provisions 
c. La,~1 enforcement 
d. Solid Waste 
e. Mas Transit 
f. Schools 

ln reference to above the applicant must supply the responding agency with the informal ion from application items 
5, 6 and 7 for their evaluation. This application must include the appl icant's c01Tcspondence/request to the 
responding agency . 

Environmentnl Impacts 
Provide an overall analysi of the character of n1e subject properly and surround ing properties and asses the site's suitability 
for the proposed change based upon the fol lowing: 

l. A map oflhe Plant Commu nitie a defined by the Florida Land Use Cover and Cla ificat ion ystem 
(FLUCCS), 

2. A map and description of the soiL fottnd on the property (identify the ource of the information). 
3. A topographic map depicting the properly boundaries and I 00-year t1ood prone areas indicated (as identi tied by FEMA ). 
4. A map delineating the property boundaries on the most recent Flood Insurance Rule Map. 
5. A map delineating wetland · aquifer recharge area , and rare & unique upland . 
6. A table ofplanl communities by FLUCCS with the potential to contain specie (plant and animal) listed by federal late 

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

Impacts on Historic Resources 
List all historic re ources (including structure, districts and/or al'chaeologically sensitive areas) and provide an analysis of 
the propo ed change•~ impact on the e resources. The following should be included with the analy is: 

I. A map of any historic district and/or ·ites li sted on the Florida Ma ter Site File which are located or1 the subject property 
or adjacent properties. 

2 A map show i11g the subject property location on the archaeological en iti vity map for LeeCounty. 

luternnl Cousisteucy with the Lee Plan 

I. Discuss how U1e proposal affect established Lee ounty population projection Lee Plan Table 1 (b) and the total population 
capacity of the Lee Plan Future Land U e Map. 

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

3. De ·cribe how the proposal affects adjacent local gov rnments and their comprehensive plans. 

State Policy Plan and Rcgionnl Policy Plan 

List Sta!.e Policy Plan and Regional Policy Plan goals, SLTategies and action., and pol icies which ar relevant to lhi plan 
amendment. 

Justify the proposed amendment bused upon sound planning principles 

Supp01i all conclusions made in thjs justification with adequate data and analy 1s. 

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 se:::sion [Lee Plan Goal 171, 
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Sketch and Legal Description 

The certified legal description(s) and ce11itied sketch of the descript ion for the properly subject to the requested change. A 
metes and bounds legal description must be submi tted specifica lly describing the ent ire perimeter boundary of the property 
with accurate bearings and di tances for every line. The ketch must be tied to the state plane coordinate system for the 
Flrnida West Zone (North America Datum of 1983/1990 Adjusbnent) with two coordinates one coordinate being the point of 
beginning and the other an opposing corner. .If the subject property contains wetland or the propo ed amendment includes 
more than one land use category a metes and bound legal description a. described above, must be submitted in addition lo 
the perimeter boundary of the property for each wetland or future land u e categoty. 
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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 - MI) 

Disclosure of Interest (Exhibit - M2) 

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

Map and Description of' Ex isti ng Land U es (Not Designations) oft he Subject Property and Surrounding Properties 
(Exhibit - MS) 
Map and Description of Existi ng Zoning of the Subject Prope11y and Surrounding Prope11ies (Exhibit - M6) 
Signed/Sealed Legal Description and Sketch of the Description for Each FLU Proposed (Exhibit - M7) 

Copy of the Deed(s) of the Subject Property (ExJ1ibit - M8) 
Aerial Map Showing the Subject Property and Surrounding Properties (Exhibit - M9) 

Authorization Leller From the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit - MI 0) 

Proposed Amendments (Ex.hi bit - MI I) 
Lee Plan Analysis (Exhibit - Ml2) 
E11vironmental Impacts Analysis (Exhibit - Ml3) 
Historic Resources Impact Analysis (Exhibit - Ml4) 

Public Facilities impacts Analysis (Exhibit- M 15) 

Traffic Circulation Analysis (Exhibit - MI 6) 

Existing and Future ondition Analysis -
Sanita,y Sewer Potable Water, Surface Water/Drainage Basins Parks and Rec, Open Space, Public School (Exhibit -
Ml7} 
Letter of Determination For the Adequacy/Provision of Exist ing/Proposed Suppo11 Facilities - Fire 
Protection, Emergency Medical Service, Law Enforcement, Solid Waste Mass Transit, School 
(ExJ,jbit - Ml8) 

State Policy Pl an and Regional Policy Plan (Ex.hibit - M 19) 

Justification of Proposed Amendment (Exhibit - M20) 

Planning Communities/Community Plan Area Requirements (Exhibi t - M21) 

APPLICA T - PLEASE NOTE: 

hanges to Table l.(b) that relate directly to and are adopted simultaneously with ll future land use map amendment may b 
considered as part of thi 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. 
Thes copies will be used for Local Planning Agency hearings, Board of County Comm issioner hearings and tale 
Reviewing Agencies. Staff wi ll notify the applicant prior to eacb hearing or mail out to obtain the required copies. 

If you have any question. regarding this application, plea e contact the Planni.ng Section at (239) 533-8585. 
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/\ FPITJAV IT 

I, Joseph Niedcnnai1 , ccrlily that I nm the uwner or authorized repn.:senlutivc or the 
propel'ly Jescribcd herein , and that all .,1nswcrs Lo the questions in Lhi s app licat ion ~111d any sketd,es, data., or 
other supplementary 11rnlte1· ul!ached to and made a purl ol' this applicfllion arc honest find true to the besl n/' 
my knowledge and belief. I also authorize the st arr or Lee County Community Development to enter upon 
lhc property during normal working hours for the purpose or invcsl igal ing and eval uating the request made 

throu:;tic:ti~ / /4t/4vJ t( 

ST/\Tr~ Of .v ,;iJ ~Jl i.._, 
' OLJNTY OF c.\-(1,.1\ ' Q, C 

Dale 

(name of pe1·son providing oath or affo111aLi o11), who is personal y known to me,~· who· has f}-l'oo,1.1ced. 
--~- - (r , e of identilication) as identilication , 

SAMUELJOS PH 
Notary Publlc-State ol New York 

No, 01 JO0002524 
--- --- ---- -._. Qualified in Orange County 

(N,1111e t ped prinled or stnmp&.~Tmission Expiresoa1oa12021 
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EXHIBIT M2 

DISCLOSURE OF INTEREST 
AFFIDAVIT 

BEFORE ME this day appeared Joseph Niederman , who, being f irst duly sworn and 
deposed says: 

1. That I am the reco rd owner, or a legal representative of the record owner, of the 
property that is located at 1450, 1456, 1460 and 1470 N. Tamiami Trail, North Fort Myers, 
Florida 33903 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 fu ll 
l<nowledge of the names of al l 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 wit ti tt1e individuals tl1at l1ave 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 1 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 tile Property . 

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

5 . That, if the Ownersh ip Interest In the Property changes and resul ts in this 
affidavit no longer be·ing accurate, the undersigned wi ll fi le a supplementa l 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 he ld by a Lee County Employee, County Commissioner, 
or Hearing Examiner. 

Name and Address 
NONE 

Web/Dlscolsureoflnterest (02/2020) 

Percentage of 
Ownership 
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Under penalty of perjury, I declare that I have read the forego ing and the facts alleged are 
true to the best of my knowledge and bel ief, 

Property Owner 

Print Narne 

"°"**~**"NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMIN ISTRATIVE APPROVALS""*"****•~ 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE oF Jr-- IJJ V ofl< 
COUNTY OF oc/J ,U {.::,[ 

The foregoing instrument was sworn to (or affirmed) and sµbsco/ibed before me by 
means of , physical presence or Don line notarization , on f I)-<.. z. c' )..<-( (date) 
by <>S 1 1 ,. eJ ' u:.. ~ (name of person prov iding oath or affirmation), 
who is p rsonally known to me o~-s produeed- _--=-.--::_ _ ___________ _ 
(ly-19e-0f-identificatrrrn7 as I en 1 1 :atfon. 

STAMP/SEAL 

SAMUEL JOSEPH 
Nolary Public-State of New York 

No. 01JO0002524 
Quallfled In Orange County 

Commission Expirea 03/08/2027 
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Date of Report: 

1 1 
oou 
ltlUI 

Janua1y 25, 2024 

EXHIBIT M3 

r 
r 

fltlJ .. ""'t 
C'fJIU 

Buffer Distance: 500 feet ,-[ R- e-ru- n--.1 Click here to download the maP- imag~ mailing labels (Avery 
fill) and CSV fonnatted infom,ation. 

Parcels Affected: 99 

Subject Parcels: 02-44-24-03-00001.0200, 02-44-24-03-00001 .0210, 02-44-24-03-0000B.00I 0, 02-44-24-03-00008.0320 

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

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION 
MAP 

INDEX 

LEMBO PHYLLIS E + 02-44-24-00-00002.0000 Sl /2 OF Wl/2 OF W l/2 OF SE I 
37 CRESCENT LAKE DR 37-41 CRESCENT LAKE DR 1/4 OF NE l/4 + Sl/2 OF SW 
FORT MYERS FL 33917 NORTH FORT MYERS FL 33917 1/4 OF NE 1/4 W OF CREEK 

THREE SEAS ESTATE LLC 02-44-24-00-00002.0010 PARLIN SW 1/4 OF NE 1/4 2 
12585 NEW BRJTTANY BLVD 85 CRESCENT LAKE DR DESC TN OR 1163 PG 407 
FORT MYERS FL 33907 NORTH FORT MYERS FL 33917 

-- ---
DAVENPORT DONALD & YOSHIE I 02-44-24-00-00002.0020 PARLIN SW 1/4 OF NE l /4 3 
83 CRESCENT LAKE DR 83 CRESCENT LAKE DR DESC IN OR 1136 PG 1352 
NORTH FORT MYERS FL 339 J 7 NORTH FORT MYERS FL 339 J 7 

DOLL KATHLEEN TR 02-44-24-00-00002.0030 PARLIN SW J/4 OF NE 1/4 4 
5123 CALUSA COURT CRESCENT LAKE DR DESC IN OR 1126/1057 LESS 
CAPE CORAL FL 33904 NORTH FORT MYERS FL 33917 PARLA .003A + .003B +.003C 

--
HAMOR PHYLLIS TR 02-44-24-00-00002.003A PARLIN SW l/4 OF NE 1 /4 5 
2631 NE 24TH AVE 17/ 19 CRESCENT LAKE DR DESC OR 1469 PG 60 
CAPE CORAL FL 33909 NORTH FORT MYERS FL 33917 ~--



DOLL KATHLEEN TR 
5123 CA.LUSA OURT 
CAPE CORAL FL 33904 

DOLL KATHLEEN TR 
5123 CA LUSA COURT 

APE ORAL FL 33904 

LEE COUNTY ELECTRIC CO-OP IN 
PO BOX 3455 
NORTH FORT MYERS FL 33918 

FULLENKAMP DENNIS J TR 

02-44-24-00-00002.003B PARLIN SW 1/4 OF NE 1/4 
21-27 CRES 'ENT LAKE DR DESC OR 2468 PG 0210 
NORTH FORT MYERS FL 33917 

02-44-24-00-00002.003C PARLIN SW I /4 OF NE 1/4 
29-35 CRESCENT LAKE DR DESC OR 2468 PG O 199 
N RTI--1 FORT MYERS FL 33917 

02-44-24-00-00002.0040 
141 E MARIANAAVE 
NORTH FORT MYERS FL 33917 

02-44-24-00-00002.0070 

E 1/2 OF SE 1/4 OF NE 1/4 
+ E 1/2OFW l/2OFSE 1/4 
OF NE 1/4 

3405 HANCOCK BRlbGE PKW 
NORTH FORT MYERS FL 33903 

STE A ACCESS UNDETERMINED 
NORTH FORT MYERS FL 

Sl /2 OF Wl/2 OF Wl /2 OF SE 
1/4 OFNEl/4 + SJ/2 OF SW 
1/4 OF NE 1/4 E OF CREEK 

HOWARD SHARON 
12584 IVORY ST 
FORT MYERS FL 33913 

ZALLY AND CHARLIE LL 
602 CENTER ST 
FORT MYERS FL 33907 

SOUTHERN RUSH BAR LL 
1475 N TAMIAMI TR 
FORT MYERS FL 33903 

BHAKTA AMRATBHAI D & 
1499 N TAMlAMl TRL 
NORTH FORT MYERS FL 33903 

ANNPAQ2 LLC 
1402 SW 53RD LN 
CAPE ORAL FL 33914 

PREMIER RTVER ROAD GROUP LL 
1 S 443 SUMMIT AVE 302 
OAK.BROOK TERRACE IL 6018 I 

MG4 INC 
68 PONDELLA RD 
NORTH FORT MYERS FL 33903 

AGHA ENTERPRJESE LLC + 
1389 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

PREMTER FLORIDA GROUP LLC 
J S 443 SUMMfT AVE 302 
OAKBROOK TERRACE IL 60181 

PREMIER RIVER ROAD GROUP LLC 
I S 443 SUMMIT AVE 302 
OAKBROOK TERRACE IL 60181 

PARADISE LIFESTYLES RESORT TV 
6108 26TH ST W STE 2 
BRADENTON FL 34207 

PREMIER RIVER ROAD GROUP LLC 
I S 443 SUMMrT AVE 302 
OAKBROOK TERRACE IL 601 8 J 
- ---
MIRAH BLUE LL 
1308 MIRACLE LN 

0 2-44-24-00-00003. 0000 
1526 N TAMJAMI TRL 
NORTJI FORT MYERS FL 33903 

02-44-24-00-00028.0000 
45 EVERGREEN RD 
NORTH FORT MYERS FL 33903 

02-44-24-00-0003 J .0000 
1475 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-00-00031.0010 
1499 N TAMlAMl TRL 
NORTH FORT MYERS FL 33903 

02-44-24-00-00032.0000 
1451 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-00-00033.0000 
1327 RIVER RD 
NORTH FORT MYERS FL 33903 

02-44-24-00-00034.0000 
1441 N TAMJAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-00-00035.0000 
1389 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-00-00036.0000 
I 343 RIVER RD 
NORTH FORT MYERS FL 33903 

02-44-24-00-00037 .0000 
1341 RIVER RD 
NORTH FORT MYERS FL 33903 

02•44-24-00-00038.0000 
1305/1319 RIVER RD 
NORTH FORT MYERS FL 33903 

-
02-44-24-00-00038.0010 
RJGHTOFWAY 
NORTJ l FORT MYERS FL 33903 
----- - - --
02-44-24-0 ]-00025.0000 
1570 N TAMI AMT TRL 

S 210 FT OF W 210 FT F 
SW 1/4 OF SW l/4 OF NE l/4 
LES RJW OR2347/759 

S 400 FT OF N 450 FT OF 
W 342 FT OF E 654 FT OF 
NE 1/4 OF SW 1/4 
AKA TROPICAL PALM TRAILER 
PK 

S 160.5 FT OF N 210.5 PT 
OF W 261.5 FT OF E 315.5 
FT OF N E I /4 OF S W l/4 
FROM NE COR OF SW 1/4 TH 
W 54 FT/S 50 FT TO POB TH 
S 239/W 261/N 233/E 261 TO POB 

PARLINNE l/4OFSW 1/4 
DESC IN OR 3 PG 452 

S E 1/4 OF N E I /4 OF 
SW 1/4 LESS PARL 32 
+34THRU 7 - --
PARLINNE l/4OFSW 1/4 
DES IN OR I 002 PG 1452 

N 50.43 FT OF S 267 FT OF 
W 450 FT OF E 494 FT 
OFNE 1/40FSW 1/4 

N 58.5 FTOF S 217 FTOF 
W 450 FT OF E 494 FT OF 
NE 1/4 OF SW 1/4 

N 58.5 FT OF S 158.5 FT OF 
W 450 FT OF E 494 FT OF 
NEl /4OFSWJ /4 

N 200 FT OF S E l/4 OF S W 
1/4 LESS RD R/W + PARCEL DESC 
AS: BEG 880 FT N OF SECOR SE 
1/4 OF SW 1/4 W 1320 FT N 240 FT 
E 1320 FT S TO POB 
AKA TWIN PINES VILLAGE 
(FOSTERS + PALMS TP 

- --
s 30 FT OF N E l/4 OF S W 
1/4 LESS RD R/W 

LITTLEGROVES UNIT A PB 9 
PG 12 N l 00 OFS300 0PW240 

6 

7 

8 
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'FORT MYERS FL 33901 NORTH FORT MYERS FL 33903 FT L T25 + 

NOAH LODGE # 357 F & AM 
41 WILLJS RD 
NORTH FORT MYERS FL33917 

MERE THOMAS A & VJ Kl L 
1314 N TAMIAMJ TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000A.0110 
4 1 WILLIS RD 
N RTH FORT MYERS FL 33917 

02-44-24-03-0000A.0l 20 
131 4 N TAMIAMJ TRL 
NORTH. FORT MYERS FL 3_l9 I 7 

HABITAT FOR HUMANITY OF LEE O 02-44-24-03-0000A.0140 
12751 NEW BRITTANY BLVD #100 3 I WILLIS RD 
FORT MYERS FL 33907 NORTH FORT MYERS FL 33917 

RICH MICHAEL J TR 
PO BOX50549 
FORT MYERS FL 33994 

30 PROPERTY MANAGEMENT 
WYOMING 
2244 PARKER AVE 
FORT MYERS FL 33905 

SWANSON LOOP LLC 
4224 RENAISSAN E PRESERVE WAY 
FORT MYERS FL 33916 

WESTRA DAVE & MARYL 
1349 SUNRISE DR 
NORTH FORT MYERS FL 33917 - - -
SPEEDWAY LLC 
PROPERTY TAX DEPARTMENT 
539 SOUTH MAlN ST 
FINDLAY OH 45840 

1357 N TAMIAMJ TRAIL NFM LL 
16 WINEWOOD CT 
FORT MYERS FL 33919 

LIFE STORAGE LP 
PO BOX 71870 
SALT LAKE CITY UT 84171 

- --
STATE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831 

STATE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831 

---
FIFTEEN TWENTY LLC 
1520 N TAMlAMl TRL 
NORTH FORT MYERS FL 33903 

GERALDS LO KSMITH IN 
1383 N TAMlAMI TRL 
NORTH FORT MYERS FL 33903 

MCKEOWN KIM & JAN 
4801 MCKEOWN LN 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000A.0150 
1353-1357 LAVIN LN 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000A.0l SA 
1341-1347 LAVIN LN 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000A.0l 90 
4701-4791 SWANSON LOOP 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000A.02J 0 
1366 N TAMfAMT TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000A.0220 
1365 N TAMIAMl TRL 
NORTH FORT MYEH.S FL33903 

02-44-24-03-0000A.0260 
1357 N TAMIAMT TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000A.0280 
1347 N TAMTAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000B.0020 
1474 N TAMIAM1 TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000 B.0030 
UBMERGED 

NORTH FORT MYERS FL 33917 

02-44-24-03-0000B.0220 
1520 N TAMIAMJ TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000 B.0380 
1383 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-03-0000C.00I A 
4801 MCKEOWN LN 
NORTH FORT MYERS FL 33917 

SABAL PARK PB 9 PG 20 
LOTS 6 + 7 LESS ROW OR 2347 
PG 744 

TOWN OF KANTZ 
BLK A PB I PG 19 
LOTSLl + l3 

KANTZ TOWN OF BLK A PB I 
PG 19 PT LTS 27 + 29 + 25 
+ PAR DES . IN OR 4680/58 
+ VAC LES R/W OR.2962/4190 

KANTZ TOWN OF PB 1/19 BLKA 
PT LTS 12+ 14+ 15+25 ALL 
16-23+VA LESS OR 2347/744 
LESS OR 4473/3427 LESS 4680/58 
LESS PORTION OF LAND DESC 
IN INSTRUMENT 2020000074592 

KANTZ TOWN OF 
BU .A PB I PG 19 
LOT PT 15 

FR INTERSECTION OF WLY Ll 
LAVIN LN AND NLY Ll WILLIS 
STRUNNLY ALO WLY LI OF 

TOWN OF KANTZ PB l PG 19 
PORTION BLKA DESC TN 
INSTRUMENT 2020000074592 

KANTZ T WN OF BLK A PB I 
PG 19 AS DESC rN OR 3419 P 
I 085 LES R/W OR.234 7 /7 37 

KANTZ TOWN OFBLKAPB l 
PG 19LOT22 worRD + 
N l/2 LES R/W OR.234 l /304 

KANTZ TOWN OF BLK A PB 1 
PG 19 S 1/2 LT24 W OF RD + 
LTS 26+28LESR/WOR2342/l 504 

KANTZ TOWN OF 
BLK A PB 1/19 LTS 28 30+ PT 
LTS27 29 LES R/W 2335/3637 

TOWN OF KANTZ PBl/19 
PT BLK B DESC OR 2339/3 152 
WATERSTORAGEAREA 

TOWN OF KANTZ PBl / 19 
PT BLK B DES OR 2339/3152 
WATER STORAGE AREA 

TOWN OF KANTZ 
BLKB PB I PG 19 
W 100 FT OF N 50 FT LOT22 
LESS OR 2454 PG 4076 

KANTZ TOWN OF BLK B PB 1 
PG 19 LTS 38+40W OF TRL 
LESS R/W OR 2347 PO 744 

KANTZ TOWN OF BLK C PB 1 PG 
19 
LOC IN E 2/3 OF N 1/2 OF N 1/2 
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MCKEOWN PATRICK & 
1425 EVALENA LN 
NORTH FORT MYERS FL 33917 

-
PARHAM TIMOTHY .l + 
2226 SE 2ND ST 
CAPE CORAL FL 33990 

KGB PROPERTLES 106 LLC 
PO BOX 801 
MAR O ISLAND FL 34146 

WILSON JAMES B 
76 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

R1VERAALEX 
110 WILLIAMS ST 
PORT MYERS FL 33916 

DAVIS DONALD D & 
3251 RUSTJ LANE 
NORTH FORT MYERS FL 33917 

SANDRO BARBARA J TR 
90 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

SANDRO MI HAEL LEE TR 
93 GLENM NT DR W 
NORTH FORT MYERS FL 33917 

SANDRO MICHAEL J JR & 
91 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

LOPEZ ALEJANDRO RODRIGUEZ 
830SW I0ISTAVB 
MIAMI FL33l74 

ONEILL MICHAEL P 
87 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

BIERMANN PAUL & JEAN 
85 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

BIERMANN PAUL & JEAN 
85 GLENMONT DR WEST 
NORTH FORT MYERS FL 33917 

AIMMACK PROPERTlES LLC 
8429 ARDINAL RD 
FORT MYERS FL 33967 

BOESCH URS & EVELINE 
13300-56 SOUTH CLEVELAND AV 

02-44-24-03-0000C.00J B 
MCKEOWN LN 
NORTH FORT MYERS FL33917 

02-44-24-03-0000C.0090 
62 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C .0100 
68 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0l l 0 
76 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0120 
86 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0140 
88 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0l 50 
90 GLENMONT DR W 
NORTH FORT MYERS FL 339 17 

02-44-24-03-0000C.(H 60 
93 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0170 
91 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0J 80 
89 GLENMONT DR W 
NORTH FORT MYERS FL 339 17 

02-44-24-03-0000C.0190 
87 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0200 
85 GLENMONT DR W 
NORTH FORT MYERS FL 917 

02-44-24-03-0000C.0210 
81 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0220 
83 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0230 
80 VICTORIA DR 
NORTH FORT MYERS FL 33917 

OFN 1/2 Of N 1/2 OF SE 1/4 E 
OF CREEK + 
PARL TN NE l/4 OF SE I /4 
SEC 2 T44 R24 RECORDED IN 
PB IP 19 

KANTZ TOWN OF BLK C PB 1 PG 
19 
PAR IN E 2/3 OF N 1/2 OF N 1/2 
OF N 1/2 OF N 1/4 OF SE 1/4 
DESC fN OR 4788 PG 2364 

KANTZ TOWN OF 
BLK C PB J PG 19 
W 75 FT OF E 789 2 FT OF 

KANTZ TOWN OF BLK C 
PB I PG I 9 PT BLK C 
W l07 FT OF E 886.2 FT 

TOWN OF KANTZ 
BLKC 
W 101 86 FT OF E 997.92 FT OF S 
80 FT OF N 233 FT LYING E OF 
POWELL CREEK LESS S 16 FT 
FOR EASE TO RD ROW 

TOWN OFKA TZ 
BLK.C 
W 96 FT OF E 1093.92 FT OF 

FR NE OR OF SE l/4 RUN S 
233 FT ALGE LI SD SEC TH 
W 1193.35 FT TO POB CONT 

FR NE OR OF SE 1/4 S 233 
W 1288 TO POB THEN W 95 N 80 
E 95 S 80 TO POB AKA 
TRACT 2 PARCEL 6 

KANTZ TOWN OF BLK C PB I 
PG 101 PAR DESC OR 785 PG 
JO 1 LESS PAR OR 1415 PG 120 

KANTZ TOWN OF BLK C 
PB 1 PO 119 PAR I + 2 
DESC IN OR 2861 PG 0575 

BEG 233 FT ST 1375 FT W OF 
NE COR OF SE 1/4 TH S 44 
DEG 32 MIN WI J3 . l4 FTTH 

FR NE CORSE 1/4 GOS 233 
FTTH W 1375 FTTOPOBTH 
E 80 FTTH S 140 M/L TH 

OMM N NE CORSE 1/4 TH 
S ALG E Lr SEC FOR 233 FT 
TH W 1210.70 FTTH S 15 FT 

FR NE CORSE 1/4 GOS 233 
FTTH W 1210 FT + POB THE 
170 FT S 75 FT TH S 82 DEG 

BEG AT PT248 FT S OF N 
LI OF SE 1/4 SEC 2 T 44 
R 24 E + I 020 FT W OF E 

KANTZ TOWN OF 
BLKCPB I PG 19 
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#700 
FORT MYERS FL 33907 

BRITO SIS! .JJMENEZ t 
77 GLENMONT DR W 
NORTH FORT MYERS FL 339 I 7 

WEEKLY MARK J 
J 260 SUNRISE DR 
N FT MYERS FL 33917 

FULTON BR1AN D 
PO BOX 100637 
CAPE OR.AL FL 3391 O 

WEEKLY MARK 
1260 SUNRISE DR 
N FT MYERS FL 33917 

240LL 
14460 SW 162ND ST 
MIAMI FL 33177 

-
BERRY SANDRA M + 
122 BROOKS RD 
NORTH FORT MYERS FL 33917 

WILLIS THOMAS WESLEY 
5543 OLD REEK DR 
KELSEYVTLLE A 9545 1 

GUZMAN N LSON & LILIAN 
130 BROOKS RD 
NORTH FORT MYERS FL 33917 

SYLVESTER RV & LOUISE C' 
PO BOX3563 
FORT MYERS FL 33918 

BEERIHOME TNC 
17760 WELLSWOOD RD 
NORTH FORT MYERS FL 33917 

KOEHN PAIGE & GARCIA JAVIER 
142 BROOKS RD 
NORTH FORT MYERS FL 33917 

DUBOSE SHAWN R 
36750 WHISPERING PINES RD 
NORTH FORT MYERS FL33917 

-

WIEBOLT PROPERTIES JN 
5317 SWAN LN NE 
BEMIDJI MN 56601 

WIEBOLT PROP RTIES IN 
5317 SWAN LN N 
BEMIDJI MN 56601 

VELDHUYZEN ALBERT R & 
1369 HARBOR VIEW DR 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0250 
77 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0260 
69 GLENMONT DR W #A&B 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C .02 70 
61 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C .0280 
55 GLENMONT DR W 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0320 
118 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0330 
122 BROOKS RD 
NORTH FORT MYER FL 33917 

02-44-24-03-0000C.0340 
126 BROOKS RD 
NORTH FORT MYER FL 33917 

- -
02-44-24-03-0000C.0350 
130 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C .03 60 
134 BROOKS RD 
N RTH FORT MYERS FL 33917 

02-44-24-03-0000C .03 70 
138 BROOKS RD 
N RTH FORT MYERS FL 33917 

-
02-44-24-03-0000C.0380 
142 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0390 
146 BROOKS RD 
NORTH -FORT MYERS FL 33917 

02-44-24-03-0000C.0400 
127 BROOKS RD 
NORTII FORT MYERS FL 33917 

02-44-24-03-0000C.04 I 0 
139 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0420 
145 BROOKS RD 
NORTH FORT MYERS FL 33917 

PT OF AS DES I 015/760 + 
PT OP AS DESC 1825/2974 

TOWN OF KANTZ 
BLKC 
W 100 FT OF E 1020.7 FT OF S 127 
FT OF N 360 PT LYG E OF 
POWELL CRK LESS N 15 FT EASE 
R/W 

TOWN OF KANTZ 
BLI< 
W 115 FTOF 920.50 FT OF 

TOWN OF KANTZ 
BLK.C PB I PG 19 
BEG 360 FT S + 729 W OF 

TOWN OF KANTZ 
BLK.C PB I PG 19 PT Of 
BLK C DESC OR I 918PG343 -- - ---
TOWN OF KANTZ 
BLKCPB I PG 19 
FR SW COR LOT 8 BARTENS 

TOWN OF KANTZ 
BLK PB I PGl9 
POR OF BLK C LYING 
N OF BROOKS RD 

TOWN OF KANTZ 
BLK PB I PG 19 AKA LT 14 
UT 2 BARTENS PTNEYIEW EST 

BEG 203 FT W OF NW COR LOT 
8 BAR.TENS PINEVIEW EST I 

POB TH S 3 I DEG E 72 FT TH 

T WN FKANTZ 
BLK C PB I PG 19 
FR THEN WLY CORNER OF LOT 
- - -

TOWN OF KANTZ 
PT BLK C N OF OF BROOKS RD 
COMM FR NWLY COR LOT 8 
RUN SW 203.56 FT SELY 152.7 FT 
TO POB CONT SELY 80 FT SWLY 
120 FTNWLY 80 FT NELY 120 FT 
TO POB 

TOWN OF KANTZ 
BLK PB 1 PG 19 
AKA LOT IO UT 2 BAR.TENS PIN 

TOWN OF KANTZ 
PORBLK 
DES IN OR 3474 PG 3434 

KANTZ TOWN OF 
BLK C PB I PG 19 
BEG NE OR SE 1/4 SEC 2 TH 
-
KANTZ TOWN OF 
BLK C PB I PG 19 
PARL N + E OF POWELL CRK 

PARL 1N N 1/2 OF SE 1/4 
A/K/APT BLK C 
TOWN OF KANTZ 
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MURNANE MARK R & LINDA A TR 
J 49 BROOKS RD 
NORTH F RT MYERS FL 339 J 7 

MURNANE MARK & LTNDA TR 
149 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.0430 
l 49 BROOKS RD 
NORTH FORT MYERS FL 33917 

02-44-24-03-0000C.043A 
147 BROOKS RD 
NORTH FORT MYERS FL 339 J 7 

PAULA SILMARA TOLEDO DE + 02-44-24-03-0000C.044A 
3766 METRO PKWY #534 1370 LAVIN LN 
FORT MYERS FL 33916 NORTH FORT MYERS FL 33917 

SOUTHWEST FLORIDA AFFORDABLE 02-44-24-03-0000D.021.0 
H 1356 LAVIN LN 
4224 RENA ISSANCE PRESERVE WAY NORTH FORT MYERS FL 33917 
FORT MYERS FL 339 16 

NOTTINGHAM MARK K TR 
4026 PALM TREE BL VD 
CAPE CORAL FL 33904 

CLJ PROPERTJES OF FLORIDA LL 
4700 DEL SOL BLVD 
SA RA SOTA FL 34243 

LOPEZ CELERJNO ROJAS & 
1530WOODRD 
NORTH FORT MYERS FL 33903 

RATNEY MATTHEW 
1203 TRAVIS AVE 
NORTH FORT MYERS FL 33903 

J 547 N TAMIAMI LLC 
4818 CORONADO PKWY #4 
CAPE CORAL FL 33904 

T + S FASHION BOUTIQUE INC TR 
1109 AMBER LAKE T 
CAPE ORAL FL 33909 

IMP ROTA JOHN 
216 SE 15TH PL 

APE CORAL PL 33990 

T + S FASHION BOUTIQUE IN TR 
l 109 AMBER LAKE CT 

APE ORAL FL 33909 

SAMUELSON TNDUSTRlES 
PO BOX 1130 
PINE ISLAND MN 55963 

VETTER RI HARD J TR 
64 70 BRIARCLIFF RD 
FORT MYERS FL 33912 

VERTEFEUJLLE PAUL/\ & 
28 EVERGREEN RD 
NORTH FORT MYERS FL 33903 

02-44-24-03-00025.00J 0 
1350 LAVlN LN 
NORTH FORT MYERS FL 33917 

02-44-24-04-00011 .0000 
I 555 N TAMIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0000 
1530WOODRD 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0030 
1526 WOOD RD 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0040 
I 547 N TAMIAMI TR.L 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0050 
1535 N TAMlAMJ TRL 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0060 
1515 N TAMIAMI TRL 
NORTI J PORT MYER FL 33903 

02-44-24-04-00012.0070 
I 517 N TA MIAMI TRL 
NORTH FORT MYERS FL 33903 

02-44-24-04-000J 2.0080 
18 VERGREEN RD 
NORTH FORT MYERS FL 33903 

02-44-24-04-00012.0090 
22 EVERGREEN RD 
NORTH FORT MYERS FL 33903 - ~-
02-44-24-04-00012.0100 
28 EVERGREEN RD 
NORTH FORT MYERS FL 33903 

TOWNOFKA TZ 
BLKC PB I PG J9 
PER INST 2005-84661 

TOWN OF KANTZ 
BLT< C PB I PG 19 
PER JNST 2005-84660 

TOWN OF KANTZ PT LOTS B+C 
PB J PG 19 DESC [N 

OR 1302 PG 2082 

TRACT OR PARCEL OF LAND 
LYING 
IN BLK C+D OF TOWN OF 
KANTZ 
RECORDED IN PB I PG 19 
DESC IN OR2905 PGI091 

TOWN OF KANTZ PT OF BLK 
DPB I PG 19DESC 
OR 2905 PG I 089 

MARIANA HEfGIITS 
PB 8 PG 73 LOT I I + 
SLY 17 FT OF LOT 10 
MERETHOMASTRLPK2 + 
N 78 FT OF W 180 FT OF E 
343 PT OF LOT 12 
-- - - -
MARIANA HTS PB 8 PG 73 S 
60 FT OF N 138 FT OF W l80 
FTOF E 343 FT OF LOT 12 

MARIANA HEIGHTS PB 8 PG 7 
N 60 FT OF S 198 FT OF W 
J 80 FT OF E 343 FT LOT 12 

MARJANAHETGHTS PB 8 PG 73 
N 120 FT OF El 63 FT 
OF LOT 12 

MARIANA HEIGHTS PB 8 PG 73 
S 50 FT OF N 170 FT OF E 
163 FT OF LOT 12 

MARIANA HEIGHTS PB 8 PG 73 
S 91 FTOF E 163 FT 
OF LOT 12 

MARJANA HTS PB 8 PG 73 
N 75 FTOF S 166 FTOF 
E 163 FT OF LOT 12 

MARIANA HEIGHTS PB 8 PG 73 
PT LOT 12 BEGTN 380 FT FRM SW 
COR LOT 12 THEN 138 FT 
THENE 
60 FT THEN S l 38 FT THEN W 60 
FT 
TOPOB 

MARIANA HEIGHTS PB 8 PG 73 
S 138 FT OF W 60 FT OF E 
283 FT OF LOT 12 

MARIANAHEJGHTS PB 8 PG 73 
S I 38 FT OF W 60 FT OF E 
343 FT OF LOT 12 
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SINGLETARY DONISE 
22 CRESCENT LAKE DR 
NORTH F RT MYERS FL 3 9 I 7 
LANE MARTHA LIE 
28 CRESCENT LAKE DR 
NORTH FORT MYERS FL 33917 

MULAC WAYNE W & NANCY P 
46 CRESCENT LAKE DR 
FORT MYERS FL 33917 

MULAC WAYNE II + 
58 CRESCENT LAKE DR 
NORTH FORT MYERS FL 33917 

VETTER Rf HARD J TR 
6470 BRlAR LIFF RD 
FORT MYERS FL 339 l 2 

DAVENPORT DONALD & YOSHIE I 
70 CRESCENT LAKE DR 
NORTH FORT MYERS FL 33917 

HERNANDEZ JULIA 
56 VJCTORLA DR 
NORTH FORT MYERS PL 33917 

ALEXANDER INAMARY A 
62 VICTORIA DR 
NORTH FORT MYERS FL 33917 

RAMP CAROLA 
68 VJCTORlADR 
NORTH FORT MYERS FL 33917 

DEITER RYAN 
99 SPRUCE AVE 
BfRDSBORO PA 19508 

DEITER RYAN 
99 SPRUCE AVE 
BlRDSBORO PA 19508 

NILE SEAN A & TAMMY .I 
55 VICTORIA DR 
NORTH FORT MYERS FL 33917 

PROPEASY LL 
14148 8TII ST #203 
DADE ITY FL 33525 

'SMA FTLLC 
I 850 PARKWAY PL #900 
MARIETTA GA 30067 

~ - - --

WEEKLY MARK & MARGARET H 
1260 SUNRISE DR 
NORTH FORT MYERS FL 33917 

WEEKLY MARK & MARGARET H 
1260 SUNRISE DR 
NORTH FORT MYERS FL 33917 

HANSON MICHAEL 
18 WIST RTA WAY 
PALMYRA VA 22963 

02-44-24-11-00000.0080 
22 RESCENT LAKE DR 
NORTH FORT MYERS FL 339 17 

02-44-24-11-00000.0090 
28 CRESCENT LAKE DR 
NORTH FORT MYERS FL 339 17 

02-44-24-11-00000.0100 
46 CRES ENT LAKE DR 
NORTH FORT MYERS FL 33917 

02-44-24-1l-00000.0110 
58 CRESCENT LAKE DR 
NORTH FORT MYERS FL 339 L 7 

02-44-24-11-00000.012A 
66 CRES ENT LAKE DR 
NORTH FORT MYERS FL 3 l 7 

02-44-24-11-00000.0130 
70 RESCENT LAKE DR 
NORTH FORT MYERS FL 339 .17 

02-44-24-13-0000B.00 I 0 
56 VICTORJA DR 
NORTH FORT MYERS FL 33917 

02-44-24-13-0000B.0020 
62 VlCTORIA DR 
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HORIZON TAMIAMI 
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SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSlllP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 
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UPLA.ND 1 
CONTAINS 18. 709 ACRES, 

MOR[ OR LESS 

!.ANOS NOW OR FORIICRL Y OWN£D BY: 
STAT£ OF FL0/11D,,\ D£PART/.1£NT or 1/WISPORTAT/ON 

OFFICJAJ. /ICCOROS 800/< 2JJ9, PACC Jl56 
S11IAP NO. 02- 44- 24- 0J- 00008.00JO 

·roo, WATCR STOIIAGC ARfA" 
(NOT INCUJOEII) 

eiatNGn.cl•JI 
a,,v. .. tr 

loffl.MCln..o:1- 1r 
llfi•IJ' 

SBi58'01 "W 133.00' 

llfflAll,D/W 1-10 
ntv.•I.J' 

_...../IJlll..f 
o.«-u· 

UPLA.ND 2 
(NOT INCLUDED) 

llfA/1 HIGH-l'IATCR IJIIE J 
~ EI.EVA110N • 0.09' /NAVO 1988 
-.J AS LOCATCD ON .,u• I 

<~ ' 

••!"'J!-. ,,, 
,o,r,ai,Jlt ftlOJl'Dl"ffllilt _,.,., 

,U.lttl'DfllOOhZ,lf 

JQJO,~ 0.11..-11,wz-_:_ 
- · ;.,~ 

JUIHSDICIIOWJ. 
WITW/0 , 

7, 1J8 ACRES, 
IIOII( OR LCSS 

.......... 
11£<• 

GRAPHIC SC ALE "1tv."7f.HIL 

D 50 100 

! ! I 
( IN FEET 

INCH = 100 FEET 

,.._,.. 
oma.lllll'O'IUSll'JQC1(.IWl'.llf0 
to' ,UPP,t»ICIQI' 1r, N«N 

" 
BROOKS ROOJ 

THIS YAP PM.PNU:O 8V: 
CPJRA'l[IJ/",l,l/'l'IICIHLITICIIWO.ll .... 

lkl1 YJrU) llTHOUl M . SKJIAM!: 
.,,_KM,.r,AFl,Olll)­

UC(Hlm !LIIM'l'0II: MO IWfO 

---

WIOS Hf1JI OIi FCl/1/fJ/ll Oll•ro BY: 
SWANSOII IOQP. UC 

INST1N.JUlHr HO. 202000001◄5'2 
snw HO. 01-4'-2◄ -0J-OOOQ.lo190 

C2 

--
SURVEYOR'S NOTES 

I. Sf.£ PAG[ J OF 8 FOR t£GEND ANO UN[ TABLE 

~()~ 
C)J ' ..,..,\,~:i.t 

TlHS IS NOT A SURVEY 
CHl>~ -- --n.ocW 

... ... 
22- 051 ◄ 

7 or e 



SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSHH' 44 SOUTH, RANGE 24 EAST, 
LEE COUNTY, FLORIDA 
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SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF IAND LYING IN 

SECTION 2 TOWNSHIP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

LEGAL DESCRIPTION 

(UPLAND 2) 

A TRACT OR PARCEL OF LAND LYING IN SECTION 2, TOWNSHIP 44 SOUTH, RANGE 24 EAST, LEE COUNTY. 
FLORIDA BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEASTERLY CORNER OF STATE OF FLORIDA DEPARTMENT OF TRANSPORTATION FOOT 
WATER STORAGE AREA AS RECORDED IN OFFICIAL RECORDS BOOK 2JJ9, PAGE J156 OF THE PUBLIC RECORDS 
OF LEE COUNTY, FLORIDA, THENCE NORTH 00·39•52" WEST, A DISTANCE OF 334.25 FEET; THENCE NORTH 
87'58'01" [AST, A DISTANCE OF 122.50 FEET TO A JURISDICIT/ONAL WETLAND LINE; THENCE ALONG SAID 
WETLAND LINE TH[ FOLLOWING TEN (10) COURSES AND DISTANCES: 

1. THENCE SOUTH 36'47'49" EAST. A DISTANCE OF 50.69 FEET: 
2. THENCE SOUTH 55'31'15" EAST, A DISTANCE OF 35.16 FEET; 
3. THENCE SOUTH 89'22'29" EAST, A DISTANCE OF 22.26 FEET; 
4. THENCE SOUTH 34"05'09" EAST, A DISTANCE OF 54.42 FEET; 
5, THENCE SOUTH 58'21'04" EAST, A DISTANCE OF 32.84 FEET: 
6. THENCE SOUTH 74'58 '53" EAST, A DISTANCE OF 2J.J4 FEET; 
7. THENCE SOUTH 25'19'14" WEST, A DISTANCE OF 26.07 FEET; 
8. THENCE SOUTH 25' /5'50 " WEST, A DISTANCE OF 35. /8 FEET; 
9. THENCE SOUTH 04' 10'37" WEST, A DISTANCE OF 17.37 FEET; 
10. THENCE SOUTH OJ'48'1 I" WEST, A DISTANCE OF 12.58 FEET TO THE 
NORTHWESTERLY RIGHT OF WAY LINE OF BROOKS ROAD (60 ' RIGHT-OF-WAY); 

THENCE SOUTH 57'03 '03 " WEST, ALONG SAID RIGHT-OF-WAY LIN[, A DISTANCE OF 701.42 FEET TO THE POINT 
OF CURVE CONCAVE NORTHWESTERL Y; THENCE SOUTHWESTfRL Y ALONG THE ARC OF SAID CURVE TO THE RIGHT, 
HAVING A RADIUS OF 570.00 FEET, A CENTRAL ANGLE OF 18'48'41 ", THE CHORD FOR WHICH BEARS SOUTH 
66'27'23" WEST, A CHORD DISTANCE OF 186.30 FEET, AN ARC DISTANCE OF 187.14 FEET TO THE END OF SAID 
CURVE AND THE POINT OF BEGINNING. 

CONTAINING 1.511 ACRES, MORE OR LESS. 

SURVEYOR'S NOTES 
1. BEARINGS SHOWN HEREON ARE BASED UPON THE EAST LINE OF THE STATE OF FLORIDA DEPARTMENT OF 
TRANSPORTATION "FOOT WATER STORAGE AREA" HAVING A BEARING OF NORTH 00'39'52" WEST, WHICH IS STATE 
PLANE. COORDINATES ARE GRID, BASED UPON NORTH AMERICAN DATUM OF 1983 (NAO 83/2011), FLORIDA 
WEST ZON[. 

2. THE STREET ADDRESS IS: 

1460 NORTH TAM/AMI TRAIL 
NORTH FORT MYERS, FLORIDA 33903 

3. SUBJECT PARCEL CONTAINS 1.511 ACRES, MORE OR LESS 

4. JURISDICTIONAL WETLAND LINES SHOWN HEREON ARE BASED UPON FIELD LOCATED FLAGS. WETLAND 
DELINEATION AND WETLAND FLAGGING WAS PERFORMED UNDER THE RESPONSIBLE CHARGE OF ANDY WOODRUFF 
or CHW CONSULTANTS. INC. IN FEBRUARY OF 2023. 

5. Sff PAGE 2 OF 2 SKETCH OF DESCRI PT/ON. 

11llS JS NOT A SURVEY 
crnmrn 10 

'==~-I 1/0RflDN TAMI/WI LLC 



SKETCH OF DFSCRIPI'ION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSHIP 44 SOUTH, RANGE 24 FAST, 

CURVC TABL£ 
CURVE I DfLTA I RADIUS I ARC I 

Cl I 18'48'H• I 570,00· I 181.14' I 
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SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF I.AND LYING IN 

SECTION .Z TOWNSJHP 44 SOUTH, RANGE 24 FAST, 
LEGAL DESCRIPTION LEE COUNTY, FLORIDA 
(UPLANO 1) 

A TRACT DR P/JRCfL OF /AND LYING IN SECTION 2, TOWNSHIP 4~ SOUTH, RANCE 24 EAST, Lff COUNTY, FLORIDA BEING MORE PARTTCULARLY DESCRIBED 
AS FOLLOWS: 

COMM[NC[ AT THE NORTHWEST COl?NER OF TH[ SOUTHEAST 1/4 OF SAID SfCTTON 2, THtNCE NORTH B9'24'J6' £AST, ALONG THE NOR/'H UN£ OF SAID 
SOUTHfAST 1/4 A DISTANCE OF 56.J4 F'EfT; TH[NC[ SOUTH OO'J2'.J I' EAST, A DISTANCE OF 25.2.J FEIT TO THE NORTHWEST CORNER OF THOSE LANDS 
DESCRlfJW IN OFFICIAL RECORDS BOOK 4322, PACE 4600 OF TH[ PUBLIC RfCQl?DS or Lff COUNTY, FLORIDA; THfNCE NORTH 89'J6'J2' EAST, ALONG THE 
NOl?TH UN[ Of SAID LANDS A DISTANCE Of 68.57 FEET TO TH£ NORTH[AST CORNER OF SAID LANDS AND THE POINT or B[C/NNINC: 

THENCE'. NDRTI-/ 89'22'J6" EAST, A DISTANCE OF 535.52 /TIT; THENCE NORTH 89'25'19" EAST, A DISTANCE OF 52.82 F£ET TO THE JURISDICTIONAL WETLAND 
l/NE; THENCE ALONG SAID 'IIFJI.AND LINE THE FOLLOWING TWENTY-SIX (26) COURSES ANO DISTANCES, 

1. THENCE SOUTH OO'J5'25" £AST, A DISTANCE or 7.56 FffT; 
2. THENCE SOUTH 46'42'18' £AST. A DISTANCE or 36. 17 FEET; 
J, THENCE SOUTH 17'55'57" WESf. A DISTANCE OF 51.07 FEIT; 
4, THENCE SOUTH OJ'47'0/ ' WEST. A DISTANCE OF 64.98 FEIT; 
5. THE:NCE SOUTH 04' I 9'2J" WEST. A DISTANCE OF 40.86 FEET; 
6. THENCE SOUTH IJ'40'4 I ' £AST. A DISTANCE or 55.29 f££T; 
7. THENCE SOUTH 26'J7'14' £AST, A DISTANC[ OF 54.08 FEIT; 
8. THENCE SOUTH J5'07'44 ' £AST, A DISTANC[ or 42.J6 FEIT; 
9. TH ENC£ SOUTH 50'05 'J 7' fAST, A DISTANCE OF 51 . 6J ff£T; 
10. THENCE SOUTH 77'J9'45' £AST. A D/STNICE or 27.87 FEET; -'Cl 

5 
11. THENCE SOUTH 27'27'16' fAST, A DISTANCE OF 52.70 FEET; 
12. THENCE SOUTH 57'2B'JJ' EAST, A DISTANC[ OF J8.79 FEET; 
IJ. THENCE SOUTH 58'49'J I ' £AST, A DISTANCE OF J9.42 FEET; 

~ 

14. THENCE SOUTH 02'59'05 ' EAST, A DISTANCE or 52.56 FEET; 
15. THENCE SOUTH 12'5J'JJ' EAST, A 0/STANC[ or 75,44 FEET; 
16, THENCE sourH 66'47'05 ' EAST, A D/STANC[ or B4.51 FEET; 
17. THENCE SOUTH 29'0 I '06' EAST, A DISTANCE OF 40.0 I ff£1; 
18. THENCE SOUTH 71 '12'26" £AST, A DISTANCE OF 6J.76 FEET: 
19. THENCE SOUTH 01 '41'4B" WEST, A DISTANCE OF JB.09 FEET; 
20. TH/!'.NCE SOUTH J5'08 '40" £AST, A DISTANCE OF 50.87 FEET; 
21. THfNCE SOUTH 07'45'J2" WEST, A DISTANCE OF 59.J2 FEET; 
22. THENCE: SOUTH 79'2J.'10• £AST, A DISTANCE: OF JD.-47 FE£1; 
2J. THENCE SOUTH 48'25 'J4' EAST, A D/STANC[ OF 46.50 f££1; 
24. TH[NCE SOI.JTH 25'46'4 I• £AST, A DISTANCE or 49.J6 ff£1; 
25. THfNCE SOUTH 16'02'04" WE:ST, A DISTANCE OF' J6.87 FEET; 
26. THENCE SOUTH J9'52'04' WEST, A 0/STANC[ OF J9.61 ffET TO THE END OF SIIJD 

JURISVICnDNAL WfllANO LINE AN() TO THOSE CERTAIN LANDS DESCRIBW IN OFFICIAL 
RF:CORDS BOOK 2JJ9. PAGE J 156; THENCF: ALONG SAJO LANDS THE FOLLOWING SIX (6) 
COURSES AND DISTANCES: 

/, THENCE NOR1H Ol'J4'JJ" WEST. A DISTANCE OF J6.6J FEIT; 
2. THENCE SOUTH 87'58'01 ' WEST. A DISTANCE OF IJJ,00 FEIT; 
J. THENCE NORTH 00'09 '2 2" EAST, A DISTANCE OF 96. 64 FEET; 
4, THENCE SOUTH 74'22'09' WEST. A DISTANCE OF 153.92 ffIT; 
5. THfNCf SOUTH 89'22'09" WEST, A DISTANCE OF 24J.8B F£ET; 
6. THF:NCE SOUTH OO'Jl'IO' EAST, A DISTANCE OF 452.77 FEIT TO THE NORTH 

RICHT OF WAY LINE OF BROOKS ROAD; THENCE SOUTH 89'22'16" WEST ALONG SAID NORTH 
RIGHT OF WAY LINE, A D/STANCF: or 450.69 m:r TO THE £AST RIGHT OF WAY LINE OF U.S. 
BUS/NESS 41 (STATE Ra-ID 7J9) PER FLORIDA DEPARTMENT OF TRANSPORTATION SECTION 
12001 -25 16; THENCE NORTH 52'5J'J I• WEST ALONG SAIO EAST RIGHT OF WAY UN£, A 
0/STANCE OF 42,80 FffT TO TH£ PO/NT OF CU/NATURE OF A NON-TANGENT CURVE CONCAVE 
NORTHfASTERL Y; THENCF: CO/fl/NU[ NORTHW£STERL Y ALONG IHE Al?C OF SAID CURVE TO Tr/£ 
RIGHT, HAVING A RADIUS or 2236.BJ FEIT, A CEWTRAL ANGLE OF 10'17'22", THE CHORD 
FOR WHICH BtAAS NORTH IJ'55'16" WEST, A CHORD 0/STANGE OF 401 .16 FEIT, AN ARC 
DISTANCf OF 401 .70 FEIT TO THE END OF -SA!D CURVE; THENCf NORTH 79'29'59" EAST, 
A DISTANCE OF 0.4 I FEIT TO TH£ POINT Of CURVATURE OF A NON-TANGENT CURVE: 
CONCAVE TO TH[ EAST: THENCE CONTTNU[ NOl?THWESTfRLY ALONG THE ARC or SAID CURVE 
TD THE RIG,ll, HAVING A RAO/US Of 2818.79 rm, A CfNTRAL ANGLE OF 00'16'20", THE 
Cf/ORD FOR WHICH BfARS NORTH 10'21'51 • WEST, A CHORD DISTANCE OF I.J.J9 FEET, 
AN ARC DISTANCE OF IJ,J9 FE£T TO A POINT OF COMPOUND CURVATURE: THENCE 
NORTHWF:STERL y ALONG THE ARC Of SAID CURVE TO THE RIGHT. HAVING A RADIUS or 
22J6.8J FEIT, A CENTRAL ANGL[ OF 07'5J' 18", THE CHORD FOR WHICH BEARS 
NOl?TH 04 '29'10" WEST, A CHORD 0/STANCE OF J07. 72 FEIT, AN ARC 0/STANCE OF 
JOl.97 FEET TO THE END OF SAID CURVE: THENCE NORTH 0O'J2'J 1' WEST, A DISTANCE 
OF J1J.44 FE£T TO mos£ CERTAIN I.ANOS DESCRIBF:O IN OFFICIAL R[COl?DS fJOOK 2JJ9, 
PAGE J/57; THENCE ALONG SAID I.ANOS lliE FOLLOWING SEVEN (7) COURSES ANO DISTANCES: 

I. THENCE NORTH 89'27'58" EAST, A DISTANCE Of 200.04 FEET; 
2. THENCE SOUTH OO'JI ·oa· EAST, A DISTANCE OF JB9,4 I FEIT; 
J. THE:NCE NORTH 61'51 '55• EAST. A O!STANC[ or JlJ.64 ff£1; 
4. THENCE NORTU OO'J4 •05• WEST, A DISTANCE OF 417.56 FEIT; 
5. mENCE SOUTH 89'2J '24" wrsr, A DISTANCE OF JJ0.86 Fm: 
6. THE:NCE SOUTH DO'Jl'47' EAST, A DISTANCE OF 185.78 FEET; 

vi 
:::; 

BROOKS IIOAO 

SHEET INDEX 
NOT TO SCALE 

7. THENCE SOUTH 89'29'57" WEST, A 0/STAflCE OF 199.9J FEET THE EAST RIGHT OF WAY LIN£ OF I.J.S. BUSINESS 41 (STATE ROAD 7J9 P£R 
Fl.ORIO/I DEPARTMENT OF TRANSPORTATION S[CrlON 12001-2516; TH[NC[ NOR1H OO'J2'JI" WEST ALONG SA/0 fAST RIGHT or WAY UN[, A 0/SW/C[ OF 
2 I0.81 ,EIT TO THE SOUTHWEST CORNER Of THOSE" LANDS O[SCRIBED IN OFFICIAL RECORDS BOOK 4322. PAGE 4600 OF TH[ PUBLIC RfCOROS OF LEE 
COUNTY, FLORIDA; THENCE NORTH 89'28'57' £AST, ALONG THE SOUTH UN£ Of SAID LANDS, I\ DISTANCE OF 68,66 FEIT TO THE SOUTHEAST CORNER or 
SAID I.ANDS; THENCf NORTH 00'40'19• WEST, ,',LONG THE EAST LINE OF SAID I.ANDS, A 0/STANCE OF 49.80 FE£T TO rHE POINT OF BEGINNING. 

CONTAINING 18. 709 ACRES. MORE OR L[SS. 
~n..t;-.-.11 
UDl»-(11111 NOt 10 9tJU 

-...,,n....., K,_1111 
01'/,e/KIU 

Wlllf1LU Tu· 
1==--t HORIZON TAIi/AMi LLC 



SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSHIP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

SURVEYOR'S NOTES 

1, 8fARINGS SHOWN HEREON ARE BASED UPON THE NORTH RIGHT OF WAY LINE OF BROOKS ROAfJ HAVING A 
BEARING OF SOUTH B9'22' 16" WEST, WHICH IS STATE PlANf. COORDINATES ARE GRID, 8ASEO UPON NORTH 
AMERICAN DATUM OF l98J (NAO BJ/201 I), flOR/OA WEST ZONE. 

2, TH£ STREET ADDRESS ARE: 

1450 NORTH TAMIAMI TRAIL 
NORTH FORT MYERS, FLORIDA JJ90J 

1456 NORTH TAM/AM/ TRAIL 
NORTH FORT MYERS. flORIOA JJ90J 

1460 NORTH TAI./IAMI TRAIL 
NORTH FORT MYERS, FLORIDA JJ90J 

1470 NORTH TAMIAMI TRAIL 
NORTH FORT MYERS, FLORIDA JJ903 

J. SUBJECT PARCEL CONTAINS 18. 709 ACRES, MORE OR LESS. 

4. JURISDICTIONAL Wf11.ANO LINES SHOWN HE/IEON ARE BASED UPON FIELD LOCATED FLAGS. WETLAND 
OEUNEA TION ANO WCTI.AND FLAGGING WAS P£RFORMtD UNDER THE RESPONSIBLE CHARGE OF ANDY WOODRUFF 
or CHW CONSULTANTS, INC. IN FEBRUARY OF 202J. § 
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VICINI'1Y SKETCH 
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SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF I.AND LYING IN 

SECTION Z TOWNSHIP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

UN[ TABLE UN£ TABLE LEGEND 
BEARING OISTANC[ UNE BEARING DISTAi/Cf 

1179'29'59''£ 0.41' [SJ I/OJ'4B'I 1·r 9.JS' (D) • U:GA( O.SCR/Pf/1/,'/ ~IA 

1152'5J 'J I 'W 42,00' [54 IIOJ"48"11•£ tz.58' 
550"J0'4J'f 74.IB' L55 l/04' JO'J7"E 17.J7' 
SIT12'49'W 4J,92' [56 N2s·1s·so·c J5.J8' 
58-~'01 '.B'W 5.28' [57 11,.~·10'14•r ?6.07' 
1168'54'15"W 70.99' l58 1174'58'5J'W 2J.J4' 
S02'J6'J7'W 5.05' [59 1158'2 I '04 'W J2.84 ' 
S64"21'JO"E 66.16' L60 NJ4'05'09'W 54.42' 
S26'09'19'£ 4.88' [6/ N89'22'29'W 22.26' 
508"28'45'£ 97.16' L62 NSS'Jl ' IS'W JS.IS' 
S2J"21'J7"E 77.JS' l6J I/J6'47'49'W 51 .28' 
S10"55'19"£ 21.72' [64 NJ9'52'04 "£ 12.08' 
S2T49'J7"E 128.74' 165 SJ9'52'04 'W J9.61' 
569'29'01 ·, 119 40' [66 516"02'04'\'I JS.87' 
117S'J9'25 "E 97.J9' [67 s25·45•41 ·c 49.J6' 
1166'20'45'£ 6J.JJ' L68 S48"2S'J4.f 46.50' 
l/6J'07't9"E 51.18' [69 579'2J'IO"[ J0.47' 
1181'17'57'£ 2120' [ 70 507"45'J2'W 59.J2' 
SJS'/8 'JJ"£ J0.24' L71 sJs·oe· 4 o·c 60,87' 
S16'75'J5"r 74., .~· [72 S01 '41 '48"W JB.09' 
soo·oJ'ss·c J2.J7' L7J 57t'l2'26"f 6J.76' 
502"5J' I 8 '\V 52.91' [74 S29"0 I '06 "f 40.01' 
5JO"l7' 17'\V 44 ,99' [75 S66'47'05'E 84.51' 
S57'22'J4'\V 85,21' [76 s 12·SJ 'JJ ·r 75.44' 
54S"J2'21 i'I J4.9J ' L77 S02'S9'0S"f 52.66' 
S82"24'42"W 14.68' [78 S58'49'J/ .f J9.42' 
N08"J5'50"E 12.96' [79 S57'28'JJ"( JB.79' 
N16•4o•s9•r 21.62' [80 S27'27'16.f 52.70' 
1/.5?" I 4 '!i5"r .19 6.5' LBI .~77'.1Q'4.5"f 27.87' 
l/09'4J' 18"£ 6J.4J' LB2 SS0'06'J7"E 51 .6J' 
S75'56'44 'W 59.86" LBJ 5JSD7'44'E 42.J6' 
S06'J0'49'W 4J.J2' [84 S26'J7' 14 'f 54.08' 
S06"06 ' IJ "W 6562' L85 S IJ'40'41 "E 55.29' 
S17'40'46'\V 2.88' L86 son9'2Ji'I 40.86' 
571'00'00'1'1 8.69' LBJ SOJ'47'0I i'I 64.98' 
582"52 '55 'W 49.76' L88 S17'55'57'\V 5 1.07' 
S 16'52'50'\V 2J.68 ' l.89 S46'42'18.E Jo. 17' 
-~22'4R'?J'\V .55. 10' L90 -~R7'.11l'.l.li'/ 7.l.47' 
506'07'4S"E 40.65' 191 S5J'40'02'W 70. 18' 
540'J4'45"f 54.92' 192 S55 'J9 '00 'W 4J.65' 
SSB'Ol '48"£ 75.62' L9J .,,.•4o•s2'W 19.96" 
S64"58'48 "E IOI OJ' 194 1141'4J'42"[ J6.7S ' 
S58'4 I '06'£ 124.44 ' (95 N24'4J '45•£ JJ,JB' 
S28'J6'4 I"[ 21 .51' 196 S81'1S'58"W JO.J2' 
5JB" 20' I 8 'W 16, II ' [97 1108'43'01 'W 25.08' 
S74'01 '51 'W 69.00' [98 N54'21 'J4 •c 27,21' 
/IJ4'S6'58"W 100.61 ' L99 N7S'J0'29"C. JB.96' 
S41"51 ' 17'1'1 6. 13' llOO S22"29'08"[ 28.45' 
501'4J '42"C 22.21' LIOI N7J'J4'16"W J0. 16' 
SI /'SO'J5iy 68./8' LI02 515'56'47'W 29. 16' 
S41 'SO'SO "W 85.65' lJ0J /IOl'J4 'JJ"W 46.11' 
SJS'04'22'W 69.44' LI04 S00'J2'J I "£ 15.15' 

CU/IV£ TABlf 
DELTA RADIUS ARC CHORD BEARING CHORD 

18'48'41' /i70.00' 187.14 ' S66'27'2J"W 186,JO' 
1J'JJ'22' 570.00' IJ4.86' 582"J8'2S'W 1J4,S5' 
10·11·22· 22J6.8J' 401 ,70' NIJ"55'15'W 401. 16' 
0"/6'20" 2818.79 ' IJ.Jg' 1110"21'51"11 IJ.J9' 
T5J'l9' 22J6.8J' J07,97' ND4'29'IO'W J07.7J' 

TJHS IS NOT A SURVEY 
nm~~,:..fs 

.. ... FLORIDA 
~ ... , 

1-::.• ' I comm:n To 
1"'"•.:,-=,0=,~, - -<I HORIZON TAM/AJ.11 lLC 

t7.',M J 



SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION Z TOWNSJHP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

POINT OF COI.IMENCfMENT 
FOUND P/K NAIL 
AND DISK 'l.B.3542' AT THE 
NORTHWEST CORNER OF 
THE SOtm-lEAST !/ 4 

!ANDS NOW OR f0Rl!£11t Y OWNCD BY: 

N89'24'J6t 
56.J4' C 

SHARON HOWARD 
INS1RLJM[IIT NO, 20l00002748J6 

S1RAP NO, 02-44-24-00-0000J,0000 

POINT OF 

CR£SC£NT LAX£ DRIVE 50' RICHHIF"-WAY (D) 

U.NDS MJW OR fORM<Rl Y O\\!IED BY; 
MTHl£CN 001.l, TRUS11:C 

INSTRU/1£NT NO. 20l 1000265J4J 
STRAP ND, 02-44- 24-00- 00002.00JB 

NB r 8EGINNING 2,· l!ICPlf er w.r <r! 4TH ..,,REIT 
N • &509J4.'-" ... ~, - ,. "ACl PSI I • t .;;Jf, 

2S.2J'(C) _/i _____ .1-_:£;_:•:_:H<:::,:<5.5.::':::'2:,_ __ ~w~r,2!;;;'~:.!-~,~~-_;,N::;:8;;,9',::22:.;J;::6;.:'E:..,;5;::J:::5.:::52:;_ _______ ,,------,-~:j 
SOO'J2'JI 1: ~ SOO'J 

. !'. NB:.~;~~"[ ~ 7, 
WK>S Hf)W Oil fORMCJti'r ~ (D Br: 

llf'IWI 11100'!' UC 
~ ffCCIXfDS 80fJK itJl2, PNiC (600 

SJAAP HO, 02-4h2'- 0J- 00008Jl120 

:11 ~ ~ ~ UPI.AND 1 , ClOSI 

~ ~ ~..: CONTAINS 18. 709 ACRES, "- " 
68.66' 

N89'28'57"E 

. ~ MOR£ OR LESS --------<>-~ 

S89'29'5 "W 199.9J' 
-L,04 (NOT INCI.UDCD) 

S89'2J'24 "W JJ0.86 ' I 

/0' UT/l.lTY W£/JE/IT 
P£R GRAHT Of fAS[MENT 

/NS1RU/JE//T NUMBER 
2006000J79719 

GRAPHIC SCALE N89'27'58"E 200.04' 

1 

0 50 100 

! 

' 

I 
( IN FEET ) 

INCH = 

PACE 4 OF 8 

PAGE B OF 8 

100 FEET 

~ 
~ 
~ 
~ 

UPI.AND 1 
CONTAINS 18. 709 ACRES, 

MORE OR LESS 

WSTIIIC RIGHT or WAY PE:R 
roor S[CI/ON /2001-2616 

!ANDS I/OW OR FOR/JERLY OIIW(D BY· 
S1A7f or flORIIJA OCPIIIIT/J£//T Of 

11W/SPOR1~110N 
omcw. RECORDS BOOK 2JJ9, PN;E J l~l 

S1RAP NO. 02- H - 24- 0J- 00008,0020 
·roor WA11:R S10RAG£ IIIIEA" 

(NOT INCUJOED) 

SURV£YOR'S NOTES 

I. Sff PACE J or B FOR LEGEND AND LI/JE TABLE 

THIS IS NOT A SURVEY 

tmM tt, TO: 
HORIZON TAl,IJAl./1 lLC 22-0514 

4 ors 



SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSHIP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

I.ANDS I/OW DR rDRMERl Y OWNW !/Y: 
PHYU.JS LO!BO, IT AL 

/NSrRUMCl/1" NO. 2018000000928 
sr,w, NO. 02-◄ • -2◄ -00-00002. 0000 

N89'25'19"f 
52.82' N89'25'19"f 

lfflHll)n.,rc 1-» 
~• Lf' 

.aAl,ll('IM ,_.,., 

lll't'. •11' 

PAGf 5 OF 8 

PAGf 7 OF 8 

lNIS MAP PIUPARC:O 8Y: 

ClJl111CA.'![Of'HlflK1ill:IV,1'.l'JN-a,llHN 
NOT VIUI •lllM DI( SQC.\Tt.11( 

N«>JCl4C,-A.fl.CflllA 
UCOIDSIJMYCIIIAND""""°' 

Nf 1/4 OF 
SfCTION 2 

N89'U'J6'f 2661.98' 

FOUND J",J" CDIICRITE MDNUllfNr 
'AW PI.S 2465" AT I.AST 

1/1 CORN(R or $[CRON 2 

NOO'IO'l811 _ , NORrH LINE or TH[ 
soumwr 1/4 Of srcnoN 2 262.10' 2S.J5' 

Sf 1/4 OF 
srcnoN 2 

JURISO/CrlOIW. 
WE:TW/0 I 

7. IJ8 ACRES, 
llORE OR l£SS 

SURVEYOR'S NOTES 

'IO'INCl/1AG"I-N 
m-,: .. 1,r 

llmWlnJ.7 1-ll 
ao . .. w 

MEAN HIGH-WATER t/Nf 
.,,.,-£1.EVAIION = 0.09' (loolVD 1988) 

/' AS LOCArrD ON r£8RWRY I J, 202J 

mLIHl11Alll-H 
ll.lV . .. lJ' 

JUfflSDICTIONAl 
Wat.AND I 

7. IJB ACHfS, 
MOR£ Off LfSS 

lf!INOIUC HI .,. _.., 

GRAPHIC SCALE 
0 50 100 

l~I 
( JN FEET ) 

1 INCH = 100 FEET 

I. Sff PAGf: J OF 8 FOff lfGfND AND UN£ TA8l£ LJ6 

----2J07),l.CII .. I 1"• 100' CHl, ,; I •U1--W..D ..... U<rh>M 

--~ >----7--~_~ 
--FLO~ 

Cfl!11AED 10. 
~---< HORIZON TAM/AMI UC 22-0514 
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SKETCH OF DESCRIPTION OF 
A TRACT OR PARCEL OF LAND LYING IN 

SECTION 2 TOWNSHIP 44 SOUTH, RANGE 24 FAST, 
LEE COUNTY, FLORIDA 

r-

~,Wr-H 
lUY.•1.1' 

WaA'Cl"""l-11 
lt.lY.•U 

IG#t>JIA' r-r• 
CJY.•Lr 

UPLAND 1 
CONTAINS 

18. 709 ACRES, 
MOR£ OR LESS 

JURISOICTIONAL 
W£TlANO I 

7. IJ8 ACRES, 
MORE OR LfSS 

lll'll.l,M),W ,-1, 
flll', •U' 

..., "' 
~ 1 ~ ~ ~ 

I:; ...., 

111:AN HIGH- WAT[R UNf j 
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o.n . • u · 
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- · ■ 1 .rnor 
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W£1WIO I 

l . lJIJ ACRfS, 
MOR( OR l(SS 
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LIB 
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i;:; 
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GRAPHIC SCALE 

;:),~ 
0 50 100 

1~1 
( IN FEET ) 

1 INCH = 100 FEET 

SURVEYOR'S NOTES 

I. Sff PA[;£ J OF 8 FOR LEGEND A.NO UNE TABLE 

TlHS IS NOT A SURVEY 

!IWI IIIGII-WA1fR UN[ 
[lEVAJ10N • 0,09' (W.VD 1988) 
AS lOCAl!O ON r£8RUAF1Y I J, 202J 



Kevin C. Karnes, Lee County Clcl'I< of the Circuit Court & Com1, trollcr 
INSTR# 2023000350870, DocType D, Pages 5, Recorded J 0/31/2023at11:17 AM, DeputyClcrl< WMlLLER 
Rec Fees: $44.00 Deed Doc: $25,200.00 ERECORD 

This Instrument was prepared by: 
Gregg S. Truxton, Esquire 
Bolanos Trultton, P.A. 
12800 Uni\lersity Drive, Suite 350 
Fon Myers. Florida 33907 

EXHIBIT MS 

Parcel Identification No: 02-44-24-03-0000B.0'.320; 02-44--24-03-0000J 0210; aod 
02-44·24-03-0000B.OO to: 02-44-24-03-00001.0200 

SPECIAL WARRANTY DEED 

TIDS SPECIAL WARRANTY DEED is made this :J!J!!:day of October, 2023, by 
Brooks Road QOZB, LLC, a Florida limited liability company (hereinafter called the Grantor), 
whose address is 200 Mirror Lake Drive N., St. Petersburg, FL 33701, to Horizon Tamiami 
LLC a Delaware limited liability company (hereinafter called Grantee), whose address is 5 
Corporate Drive, Suite 105, Central Valley, NY 10917. 

WITNESSETII: That the Grantor, for and in consideration of the sum of Ten ($10.00) 
Dollars and other valuable considerations, receipt whereof is hereby acknowledged, hereby 
grants, bargains, sells, aliens, remises, releases, conveys and confinns unto the grantee, all that 
certain land situate in Lee County, Florida to-wit: 

See Exhibit "A'' attached hereto. 

and this conveyance is subject to: (1) applicable zoning ordinances, regulations and governmental 
requirements; (2) real estate taxes and assessments for the year 2023 and subsequent years, which 
are not yet due and payable; and (3) covenants, conditions, restrictions and easements of record, 
if any . 

TOGETHER, with all the tenements, hereditaments and appurtenances thereto belonging 
or in anywise appertaining. 

TO HA VE AND TO HOLD, the same in fee simple forever. 

AND the Grantor hereby covenants with said Grantee that the Grantor is lawfully seized 
of said land in fee simple; that the Grantor has good right and lawful authority to sell and convey 
said land, and hereby warrants the title to said land and will defend the same against the lawful 
claims of all persons claiming by. through or under the said Grantor _ 

[SIGNATURE ON FOLLOWING PAGE) 
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INSTR# 2023000350870 Page Number: 2 of 5 

IN WITNESS WHEREOF, the said Grantor has hereunto set our hand and seal the day 
and year first above written. 

Signed, sealed and delivered 
in our presence: 

Sign·~< /0~ 
~ ' 

Print Name: .sa~ b . e,br,s:fe.p..ser1 By: 

,.,,,COh!\H fi !\]ooic.L/ ---...,......-'-------
r,intNamc: l!O.Ctn( ( •, 11-']N)i(~ 

State of Ff o,, 1 fJ{O ) 
County of le(_/ ) 

The foregoing instrument was ackno~•~~ed before me by means of ( )() physical 
presence or ( ) online notarization, this ~day of October, 2023, by Joseph Bonora, as 
Manager of Brooks Road QOZB, LLC, a Florida limited liability company, who is ( ) 
p.erson~Iy known to me1 or ( '{J) who has produced the following as identification: 
r-(o,n de, cfri VI 6 t 1 ~" ,isJ . () 

My Commission Expires (___~ 7 /,, ) L<!. )____ ti / l/ hJL L 
Notary Public 

i; Notary Public Stale of Flo1d3 
R Cairie L Moore 
• ( : My Comm•s,'1100 GG 949548 
~ 4' EMpHes 01/2112024 

OIi' --~ 
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INSTR# 2023000350870 Page Number: 3 of 5 

EXIIlBIT"A" 

A TRACT OR PARCEL OF LAND LYING IN SECTION 2, TOWNSHIP 44 SOUTH, 
RANGE 24 EAST, LEE COUNTY, FLORIDA BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 

COMMENCE AT THE NORTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID 
SECTION 2, THENCE NORTH 89°24'36" EAST, ALONG THE NORTH LINE OF SAID 
SOUTHEAST 1/4 A DISTANCE OF 56.34 FEET; THENCE SOUTH 00°32'31 ° EAST, A 
DISTANCE OF 25.23 FEET TO THE NORTHWEST CORNER OF THOSE LANDS 
DESCRIBED IN OFFICIAL RECORDS BOOK 4322, PAGE 4600 OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA; THENCE NORTH 89°36'32" EAST, ALONG 
THE NORTH LlNE OF SAID LANDS A DISTANCE OF 68.57 FEET TO THE 
NORTHEAST CORNER OF SAID LANDS AND THE POINT OF BEGINNING; 

THENCE NORTH 89°22'36'' EAST, A DISTANCE OF 535.52 FEET; THENCE NORTH 
89°25' 19" EAST, A DISTANCE OF 314.92 FEET TO THE MEAN HIGH-WATER LINE 
OF POWELL CREEK; THENCE ALONG SAID MEAN HIGH-WATER LINE THE 
FOLLOWING FIFTY (50) COURSES AND DISTANCES: 

I. THENCE SOUTH 50°30' 43" EAST, A DISTANCE OF 74.18 PEET; 
2. THENCE SOUTH 17°12'49" WEST, A DISTANCE OF 43.92 FEET; 
3. THENCE SOUTH 83°01 '33" WEST, A DISTANCE OF 5.28 FEET; 
4. THENCE NORTH 68°54'15" WEST, A DISTANCE OF 70.99 FEET; 
5. THENCE SOUTH 02°36'37" WEST, A DISTANCE OF 5.05 FEET; 
6. THENCE SOUTH 64°21 '30" EAST, A DISTANCE OF 66.16 FEET; 
7. THENCE SOUTH 26°09' 19" EAST, A DISTANCE OF 4.88 FEET; 
8. THENCE SOUTH 08°28'45" EAST, A DISTANCE OF 97.16 FEET; 
9. THENCE SOUTH 23°21'37" EAST, A DISTANCE OF 77.36 FEET; 
10. THENCE SOUTH 10°55' 19" EAST, A DISTANCE OF 21.72 FEET; 
ll. THENCE SOUTH 27°49'37" EAST. A DISTANCE OF 128.74 FEET; 
12. THENCE SOUTH 69°29'01" EAST, A DISTANCE OF l 19.40 FEET; 
13. THENCE NORTH 75°39'25" EAST, A DISTANCE OF 97.39 FEET; 
14. THENCE NORTH 66°20'45" EAST, A DISTANCE OF 63 .33 FEET; 
15. THENCE NORTH 63°07 ' 19" EAST, A DISTANCE OF 51.18 FEET; 
16. THENCE NORTH 81 °17'57" EAST, A DISTANCE OF 21.20 FEET; 
17. THENCE SOUTH 35°18'31" EAST, A DISTANCE OF 30.24 FEET; 
18. THENCE SOUTH 16°25'35'' EAST, A DISTANCE OF 74.25 FEET; 
19. THENCE SOUTH 00°03 '56" EAST, A DISTANCE OF 32.37 FEET; 
20. THENCE SOUTH 02°53' 18" WEST, A DISTANCE OF 52.91 FEET; 
21. THENCE SOUTH 30°17' 17" WEST, A DISTANCE OF 44.99 FEET; 
22. THENCE SOUTH 57°22134" WEST, A DISTANCE OF 85.21 FEET; 
23. THENCE SOUTH 45°32121" WEST, A DISTANCE OF 34.93 FEET; 
24. THENCE SOUTH 82°24'42" WEST, A DlSTANCE OF 14.68 FEET; 
25. THENCE NORTH 08°35'50" EAST, A DISTANCE OF 12.96 FEET; 
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26. THENCE NORTH 16"40'59" EAST, A DISTANCE OF 21.62 FEET; 
27. THENCE NORTH 52°14'55'' EAST, A DISTANCE OF 39.65 FEET; 
28. THENCE NORTH 09°43' 18" EAST, A DISTANCE OF 63.43 FEET; 
29. THENCE SOUTH 75°56'44" WEST, A DISTANCE OF 59.86 FEET; 
30. THENCE SOUTH 06°30'49" WEST, A DISTANCE OF 43.32 FEET; 
31. THENCE SOUTH 06°06'13" WEST, A DISTANCE OF 65.62 FEET; 
32. THENCE SOUTH 17°40'46" WEST, A DISTANCE OF 2.88 FEET; 
33. THENCE SOUTH 71 °00'00" WEST, A DISTANCE OF 8.69 FEET; 
34. THENCE SOUTH 82°52'55" WEST, A DISTANCE OF 49.76 FEET; 
35. THENCE SOUTH 16°52'50" WEST, A DISTANCE OF 23.68 FEET; 
36, THENCE SOUTH 22°48'22" WEST, A DISTANCE OF 55.10 FEET; 
37. THENCE SOUTH 06°07'45" EAST. A DISTANCE OF 40.65 FEET; 
38. THENCE SOUTH 40°34'45" EAST, A DISTANCE OF 54.92 FEET; 
39. THENCE SOUTH 58°01 '48'' EAST, A DISTANCE OF 75.62 FEET; 
40. THENCE SOUTH 64°58'48" EAST, A DISTANCE OF 101.03 FEET; 
41 . THENCE SOUTH 58°41 '06" EAST, A DISTANCE OF 124.44 FEET; 
42. THENCE SOUTH 28°36'41" EAST, A DISTANCE OF 21.51 FEET; 
43. THENCE SOUTH 38°20' 18" WEST, A DISTANCE OF 16.11 FEET; 
44. THENCE SOUTH 74°01 '51 '' WEST, A DISTANCE OF 69.00 FEET; 
45. THENCE NORTH 34°56'58" WEST, A DISTANCE OF 100.61 FEET; 
46. THENCE SOUTH 41°51 '17" WEST, A DISTANCE OF 6.13 FEET; 
47. THENCE SOUTH 01 °43 '42'' EAST. A DISTANCE OF 22.21 FEET; 
48. THENCE SOUTH 11 °50 '36" WEST, A DISTANCE OF 68.18 FEET; 
49. THENCE SOUTH 41°50'50" WEST, A DISTANCE OF 85.65 FEET; 
50. THENCE SOUTH 15°04'22" WEST, A DISTANCE OF 69.44 FEET TO THE 

NORTHWESTERLY RIGHT OF WAY LINE OF BROOKS ROAD (60' RIGHT OF 
WAY PER OFFICIAL RECORDS BOOK 74, PAGE 690); 

THENCE SOUTH 57°03'03" WEST ALONG SAID NORTHWESTERLY RIGHT OF WAY 
LINE A DISTANCE OF 114.22 FEET TO THE POINT OF CURVATURE OF A 
TANGENT CURVE CONCAVE NORTHWESTERLY; THENCE ALONG THE ARC OF 
SAID CURVE TO THE RIGHT, HAVING A RADIUS OF 570.00 FEET, A CENTRAL 
ANGLE OF 18°48'40", THE CHORD FOR WHICH BEARS SOUTH 66°27'23 " WEST, A 
CHORD DISTANCE OF 186.30 FEET , AN ARC DISTANCE OF 187.14 FEET TO THOSE 
CERTAIN LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 2339, PAGE 3156 AND 
THE END OF SAID CURVE; THENCE ALONG SAID LANDS THE FOLLOWING 
EIGHT (8) COURSES AND DISTANCES: 

1. THENCE NORTH 00°39'52" WEST, A DISTANCE OF 334,25 FEET; 
2. THENCE NORTH 87°58'01 '' EAST, A DISTANCE OF 130.15 FEET; 
3. THENCE NORTH 01°34'33'' WEST, A DISTANCE OF 46.1 1 FEET; 
4. THENCE SOUTH 87°58'01" WEST, A DISTANCE OF 133.00 FEET; 
5. THENCE NORTH 00°09'22" EAST, A DISTANCE OF 96.64 FEET; 
6. THENCE SOUTH 74°22'09" WEST, A DISTANCE OF 153 .92 FEET; 
7. THENCE SOUTH 89°22'09" WEST, A DISTANCE OF 243.88 FEET; 
8. THENCE SOUTH 00°37'10" EAST, A DISTANCE OF 452.77 FEET TO THE 
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NORTH RIGHT OF WAY LINE OF BROOKS ROAD; 

THENCE SOUTH 89°22'16" WEST ALONG SAID NORTH RIGHT OF WAY LINE, A 
DISTANCE OF 450.69 FEET TO THE EAST RIGHT OF WAY LINE OF U.S. BUSINESS 
41 (STATE ROAD 739) PER FLORIDA DEPARTMENT OF TRANSPORTATION 
SECTION 12001-2516; THENCE NORTH 52°53'31" WEST ALONG SAID EAST RIGHT 
OF WAY LINE, A DISTANCE OF 42.80 FEET TO THE POINT OF CURVATURE OF A 
NON-TANGENT CURVE CONCAVE NORTHEASTERLY; THENCE CONTINUE 
NORTHWESTERLY ALONG THE ARC OF SAID CURVE TO THE RIGHT, HA VINO A 
RADIUS OF 2236.83 FEET, A CENTRAL ANGLE OF 10°17'22", THE CHORD FOR 
WHICH BEARS NORTH 13°55' 16" WEST, A CHORD DISTANCE OF 401.16 FEET, AN 
ARC DISTANCE OF 401.70 FEET TO THE END OF SALO CURVE; THENCE NORTH 
79°29'59'' EAST, A DISTANCE OF 0.41 FEET TO THE POINT OF CURVATURE OF A 
NON-TANGENT CURVE CONCAVE TO THE EAST; THENCE CONTINUE 
NORTHWESTERLY ALONG THE ARC OF SAID CURVE TO THE RIGHT, HA VINO A 
RADIUS OF 2818.79 FEET, A CENTRAL ANGLE OF 00°16'20'', THE CHORD FOR 
WHICH BEARS NORTH 10°21'51" WEST, A CHORD DISTANCE OF 13.39 FEET, AN 
ARC DISTANCE OF 13.39 FEET TO A POINT OF COMPOUND CURVATURE; 
THENCE NORTHWESTERLY ALONG THE ARC OF SAID CURVE TO THE RIGHT, 
HAVING A RADIUS OF 2236.83 FEET, A CENTRAL ANGLE OF 07°53' 18", THE 
CHORD FOR WHICH BEARS NORTH 04°29' 10" WEST, A CHORD DISTANCE OF 
307.72 FEET, AN ARC DISTANCE OF 307.96 FEET TO THE END OF SAID CURVE; 
THENCE NORTH 00°32'31" WEST, A DISTANCE OF 313.44 FEET TO THOSE 
CERTAIN LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 2339, PAGE 3157; 
THENCE ALONG SAID LANDS THE FOLLOWING SEVEN (7) COURSES AND 
DISTANCES: 

1. THENCE NORTH 89°27'58" EAST, A DISTANCE OF 200.04 FEET; 
2. THENCE SOUTH 00°31'08" EAST, A DISTANCE OF 389.41 FEET; 
3. THENCE NORTH 61°51 '55;, EAST, A DISTANCE OF 373.64 FEET; 
4. THENCE NORTH 00°34'05" WEST, A DISTANCE OF 417.56 FEET; 
5. THENCE SOUTH 89°23'24" WEST, A DISTANCE OF 330.86 FEET; 
6. THENCE SOUTH 00°31'47" EAST, A DISTANCE OF 185.78 FEET; 
7. THENCE SOUTH 89°29'57'' WEST, A DISTANCE OF 199.93 FEET THE 

EAST RIGHT OF WAY LINE OF U.S. BUSINESS 41 (STATE ROAD 739 PER 
FLORIDA DEPARTMENT OF TRANSPORTATION SECTION 12001-2516; 

THENCE NORTH 00°32'31 '' WEST ALONG SAID EAST RIGHT OF WAY LINE, A 
DISTANCE OF 210, 81 FEET TO THE SOUTHWEST CORNER OF THOSE LANDS 
DESCRIBED IN OFFICIAL RECORDS BOOK 4322, PAGE 4600 OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA; THENCE NORTH 89°28'57" EAST, ALONG 
THE SOUTH LINE OF SAID LANDS, A DISTANCE OF 68.66 FEET TO THE 
SOUTHEAST CORNER OF SAID LANDS; THENCE NORTH 00°40' 19" WEST, ALONG 
THE EAST LrNE OF SAID LANDS, A DISTANCE OF 49.80 FEET TO THE POINT OF 
BEGINNING. 
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EXHIBIT MI O 

AUTHORIZATION TO REPRESENT 

Please be adv ised that VLRONI A MARTIN, S[N IOR PLANNER and DEAN M/\RTIN, P. E., 
or OM onsu lting, Inc ., 43 Bari ley Circ le, Sui te 200, fort Myer , FL 33907, are hereby 
authorized lo represen( 1 lorizon Ta rni ami , LLC. 5 Corporate Drive# I 05 , Central Valley, NY, 
10917, the Applicant and Owner of Record , in all applica tions lo I ee County and subsequent 
public hearings regarding the properties at 1450, 1456, 1460, and 1470 N. Tamiami Tra il , North 
Fort Myers. FL 3390 , also identified by STRAP Nos 02-44-24-03 -0000B,0320, 02-44-24-03-
00001.02 10, 02-44-24-03-0000B.00 I 0, and 02-44-24-03-00001 .0200 . 

STATE OF .J~ Y~< 
COUNTY OF o~ ~ 

.l oseph N iede1 t an, Managing Member 
I lorizon Tarniami LL 

The rorego ing instrument was sworn to (or affirmed) an sub;scribed bel'ore me by 
mea ns or phys ica l prese nce or D onlinc nota ri zati 11 , on I L l / 2.IJ'l</' (Jate) 
by 6 It l'v' .~./ A ' (name or perso n providing oa th or ani rrna tion), who are 
personal y known to me nr wbo.Jurn prCH.1-tteeti ----. (type of 
identi fica lion ) as idc11tiricatio 11 . 

ST/\ MP/SEAI. 

SAMUEL JOSEPH 
Nolary Public-State of New York 

No. 01 JO0002524 
Qualified in Orange County 

Commission Expires 03/08/2027 



1520 Royal Palm Squa1·e Blvd, Suite 100 
lort l\t[yers, FL 33919 

Phont>: 239-433-4231 
www.tdtnci'1ilengineering.co11 
Certificate <JI Authorization# 29086 

Proposed Amendment - Exhibit MI I 
Revised 7/19/2024 

The Applicant, Horizon Tamiami, LLC, is requesting to amend Lee Plan Map 1-C the Mixed Use 
Overlay Map. The project site is 27.36 acres, located in Section 2, Township 44 South, Range 24 
East, north of Brooks Road and east ofN. Tamiami Trail. The majority of the subject prope1ty has 
a future land use classification of Intensive Development. The remainder of the prope11y has a 
future land use classification of Wetlands. The South Florida Water Management District 
(SFWMD) issued a formal wetland and OSW determination on May 2, 2023. Of the 27 .36 acres, 
7.20 acres is identified as Wetlands and another 0.29 acres is identified as OSW in the form of 
man-made ditches. As a result, the Applicant is requesting to add ±20.16-acres into the Mixed Use 
Overlay. 

Lee Plan Policy 11.2.3 states that "At the discretion of the Board of County omrnissioners, the 
Mixed Use Overlay boundary may be extended up to one-quarter mile to accommodate 
developments partially within a Mixed Use Overlay or immediately adjacent to a Mixed Use 
Overlay. The subject propelty is adjacent to the Mixed Use Overlay to the south of Brooks Road. 



Lee Piao Analysis: 

1520 Royal Pnlm qunre Blvd, Suite 100 
Fol't l\!Iyers, Fl 33919 

Phone: 239-433-4231 
www. t<l mcivilengineering.com 
Cet•tificate Autbol'izntion # 29086 

Horizon Tamiami Rezoning 
Lee Plan Analysis 

Exhibit M12 
Revised 12-12-2024 

Policy 1.1.2: The Intensive Development.fillure land use catego,y is located along major arterial 
roads. By virtue of their location, the County'.~ c11rre11I development patterns, and the available 
und potential levels of public ·ervices, areas with thi. designation are suited to accom111odale high 
densities and intensities. Mixed use developments of high-density residential, commercial, limited 
light industrial, and ojj,ce u ·es are encouraged lo be developed as described in Objective 11.1, 
where appropriate. The standard density range is fi-o,n eight dwelling unit per acre (8 du/acre) 
ro fourteen dwelling units per acre (14 du/acre), ·wilh a maximum total density of twenty-two 
dwelling units per acre (22 du/acre). Th e maximum Iota/ density may be i11crea ·ed to thirty 
dH elling 1111its per acre (30 du/acre) utilizing Greater Pine island Transfer of Development Units. 

The majority of the subject property (±20. 16 acres) has a future land use classification of lntensive 
Development. The Intensive Development future land use category is described as having the 
highest levels of public services and being best suited to accommodate high densiLies and 
intensities with mixed used developments encouraged where appropriate. The Applicant is 
requesting to add the 20. J 6.acres to Lee Plan Map 1-C, the Mixed-Use Overlay Map. The prope1ty 
is located at the intersection ofN. Tamiami Trail, a state-maintained a1terial roadway, and Brooks 
Road, a county-maintained local road . Urban services are available and adequate to serve future 
development at this location. This is consistent with Lee Plan Policy J .1.2. 

OBJECTIVE 1.5: WETLANDS. Designate on the Fu ture Land Use Map those lands that are 
I lentified as Wetlands in accordance with , 373.019(27), Fla. Stat. through the use of the 1111(/ied 
tale delineation methodology described i11 Fla. Admin. ode R. 62-340, as ratified and amended 

in§ 373.42ll Fla. Stat. 

POLICY]. 5. I: Permitted land uses in Wetlands consist of ve,y low density residential use · a11d 
recreational uses that will 1101 adversely l/(f'ecl the ecological .functions of wetlands. All 
develop111enl in Wetlands mu •/ be consistent wil/1 Goal I 24. The 1nmdmum density is one dwelling 
uni/ per h11enty acres ( 1 du/20 acre) except as otherwise provided in Table 1 (a) and Chapter .,.'(]II. 

POLJCY 1.5.2: 1,Jlhen the exact location of Wetlands boundaries is in question, Chapter Xlll 
provides an administrative process lo precisely deflne th e boundm: ,. 

The overall subject prope1ty owned by the applicant incl\Jdes approximately 7.20 acres of land 
with a Wetlands future land use classification. The formal Wetland Determination Line was 
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approved by the South Fl01ida Wate1· Management District (SFWMD) via Permit no. 36-108765-
P. The applicant will be required to apply to Lee County Department of Community Development 
fi r an administrative interpretation of Land Use Map Bounda1ies (LUMB) to clearly define the 
wetland boundary as required by Lee Plan Policy 1.5.2. The applicant does not intend to develop 
th wetlands, except as may be pennitted for recreational uses like a boardwalk. This is consistent 
with Lee Plan Objective 1.5 and Policies 1.5.1 and 1.5.2. 

Goal 2: Growth Ma,ragement. To prov;defor an economically.fea •;ble pla11 which coordinates 

the locatio11 and timing of new development wW1 the provision of i11.Ji·astruclure l~y government 
agencies, prival utililies, and other ource ', 

Policy 2.1.1: Most residential, com,nercial, industrial, and puhlic development is expected to 

occur wit!,;n the designated fi,ture urbcm areas on tl,e Future land U. e Map through the 
assigmnent of ve,y low densities to I.he non-urban categories. 

Policy 2.1.2: New fund uses will be permitted only if they are consistent 11 itli the Future Land Use 

Map and the goals, objectives, policies, and standards of this plan. 

Objective 2.2: De11e/opme11t Timi11g. Direct new growth lo those portions of the.future urban oret1.,· 

where ad 'quafe public .facilities exist or are assured and where compact and contiguous 

development patterns can be 1.:reclf d. 

Policy 2.2.2: Tl,e Future Land Use Map indicate the uses and densi(y ranges that will ultimate~v 
be permitted on a given pare ~/. However, it is not a g uc1rantee that such densities or uses are 

innnethately appropriate, a· the map provides for the 01111/y 's growth beyond the 2045 planning 

horizon. During the rezoning process the Board of County Commissioners will balance the overall 
ta,1clards c,nc/ policies of this plan 11 it/, thre additional factors : 

1. Whether a given proposal would furtl, r burden already overwhel111ed ex,isting and committed 
publicfacilities such that the approval s!,ould b delayed u11til t/,efa ilities ca11 b onslructed; 

a11d 

2. Whether a g iven proposal is for land so far beyond existing development or adequate public 

facilities that approval should be delayed in an effort lo encourage compact and efficient growth 

pattems; and 

3. Whether a given proposal would result i11 unreasonable development expectations that may not 
b " achievable because qf acreage li111itatiuns contained ;,1 tl,e Acreage Allocation Ta hie {see Table 
l(b)). 

/11 all cases ·where rezonin is app,·oved, su h approval does not const;ture a det,ermination that 

the minimum acceptable levels of en 1ice ( ee PoUcy 95.1.3) i,1 il/ be available concurrent with the 
impacts of th e proposed d ~, elopmenl. Such a deter111i11atio11 must be made prior to the issuance qj' 

additional development permits, based 011 conditions which e;'dst at that time, a · reqldred by Lee 
ounty 's concurrency management system. 

Urban services are available and adequate to service future development of the property. 

Fire: North Fort Myers Fire District, Station 2, located al 1280 Barrett RJ., ii:; 
approximately 3.1 miles away. 

Police: Lee County Sheriff's Office, located at 121 Pondella Rd , is approximately 
1.3 miles away. 
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EMS: 

Solid Waste: 

Public Transit: 

Public Schools: 

Public Parks: 

North Fort Myers Fire District, Station 2, located at 1280 Barrett Rd ., is 
approximately 3.1 miles away. 

The property is within Lee County Solid Waste Franchise Area 5 and is 
se1ved by Waste Pro. 

There is an existing bus stop located approximately .03 miles notih on N 
Tamiami Trail from the northwe t corner of the property and another 
existing bus stop on the corner f N Tamiami Trail and Brooks Road. Lee 
Tran Roule 590 currently services this segment of N Tamiami Trail; 
however, Lee Tran intends to discontinue service along this section of N. 
Tamiami Trail in the future. 

The property is within the Lee County Sch ol Dish·ict West Zone, Di trict 
Area 5. 

The property is approximately 2.3 miles east from Judd Community Park 
and 2.4 miles south from North Fort Myers Community Park. 

he subject prope1ty is one of the few remaining large blocks of land along N, Tamiami Trail, just 
north of the Edison Bridge. This area of the County has a future land use classification oflntensive 
Development with Central Urban future land use nmth and east of the subject prope1ty and 
Wetlands future land use near Powell reek. The site has frontage on N. Tamiami Trail, a state­
maintained a1terial roadway, and Brooks Road, a county-maintained local toad. Potable water, 
sanita1y sewer and other urban services are adequate and available to serve the site. Although 
public transit is lated to be discontinued along this segment of N. Tamiami Trail, Lee Tran may 
add this to their · Transit on Demand'' Map. Lee Plan Table l(b) Year 2045 Allocations identifies 
3 76 acres available in the Intensive Development future land use category for residential use and 
1,121 acres for commercial development in the North Fort Myers planning community. 
Development of this prope1.ty promotes compact and contiguous growth patterns in future urban 
areas where public facilities exist and are adequate lo serve future developments , Adding the 
20.16-acre subject prope1ty to Lee Pla11 Map 1-C is consistent with Lee Plan Goal 2, Ob,jective 
2.2: Development Timing, and Policies 2.1.1, 2.1.2, and 2.2.2. 

Sta11dar,I 4.1.1: Wate1~ 

2. Tf the proposed developrnent lies within the boundaries of a ·water ulilily's cerl!ficated or 
fi·an hised service area, or Lee County Utilities'future potable water sen ice area (see Map 4- A), 
then the development must be connected to thal ulilit:y. 

Standard 4. 1.2: Sewer. 

I. Any new residential development that exceeds 2.5 dwelling units per gross acre, and any new 
single commercial or indu ·trial development that generates more than 5. 000 gal Lons of sewage 
per day, must co1111ecl to a san;tary sewer system, 

2. ff'the proposed development exceeds the t/Jres/Jolds /;sted above and lie· within the bounclarie 
qfa sewer utility's certificated orfranchised service area, or Lee 0 1111 ty Ut.ilities'future sc111ita1:y 
sewer service area (; ee Map 4-B), and that utility has sufficient capacity to provide minimum 
se111i e to the development, then the development mus! connect to that sewer utility if th ere is 
xis ting i1if1·astructure adequate to accept the ej]luents of !he deve/opme11t witl,in 114 mile fi ·om any 

part of the development. 
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Lee County Utilities (LCU) provided a Letter of Availability confinning that potable water lines 
are in operation adjacent to the subject property and that LCU presently has ufficient capacity to 
provide potable welter service as estimated . 1n addition, Florida Governmental Utility Authority 
(FGUA) provided a Letter of Availability confirming that anita1y sewer lines are in operation 
adjacent to the subject property and that FGUA presently has sufficient capacity to provide sanitary 
sewer servic as estimated. Both letters confim1 the capacity to serve the future development; 
however, developer enhanced improvements may be required al time of Development Order 
permitting. This is consistent with Lee Plan Standards 4.1.J: Water and 4.1.2: Sewer. 

STANDARD 4.J.3: Reuse. 

1. A11y d ~velopmenl that requires a develop111e11/ order, on a property that is c1c(jacent to publi 

reuse i11frastmciure with St!f/icienl capacity, must co1111ect to the r use syst mfor irrigation needs. 

2. A ny new de, elopmenf that, at build-out, has an anticipated irrigation dema11d of 50,000 gallons 

per day, or more. using the Blaney-Criddle method, must connect to a public reuse sys/em for 
irrigation needs when s1!{f,cient capacity and adequate i11fraslrncture is within ¼ mile from tnl) 

par/ of the development. 

3. If there is not Sl!/Jicient capacity or adequate infraslructure within ¼ mile of the development, 
the developer mu I provide pf'Oqf in the form of a c/ear~y ·tated rejection ofsen,ice. 

4. ff' a development has been re;ected for reuse service, the proposed source qf irrigation water 
must be ident(fied consi tent l'Vith Policy 61,1,6. 

Lee County Util ities (LCU) provided a letter stating that there aren't any reuse mains in the vicinity 
of the subject prope11y. The applicant will be required to provide the anticipated irrigation demand 
ca lculations at time of Development Order permilting and wiU be required to provide the necessary 
infrastructure at that time or provide the sow-ce of inigation water (wells) consistent with Lee Plan 
Policy 61 .1.6. This is consistent with Lee Plan Policy 4.J .3. 

Gnat 5: Reside11tial Lam/ Uses, To accornmodate tl,e projected pop11lalio11 q/Lee ounty in ti, 
year 2045 in appropriate. locations, guided by the Future land Use Map, and in attractive and 
safe neighborhoods with a variezy of price rnnges and housing types. 

POLICY 5.1.2: Prohibit residential de, eiopme11I where physical constraints or hazards exist. or 
require the density and design to be aclj11sted accordingly. Such conslrainls or hazards i11c/ude but 
ar no/ limited to flood. storm, or lumkane hazards; u11slt1bie soil or geologic condilions; 
environmental limitc1tions; (lircmfi noise; or other characteristlcs that may enda1iger the 
re ·idenfial co11111111nity. 

Powell Creek is located along the east property line of the subject property. FEMA identifies the 
area on both sides of Powell Creek to be in a Floodway. In addition, 7 .20-acres of the subject 
property along Powell reek is identified as wetJand . No development, with the exception of 
potential recreational uses in the form of a boardwalk, is anticipated within the wetlands. The 
applicant will be required to provide a Finished Floor Elevation of I-foot above FEMA 
requirements to protect from potential flooding hazards. In addition, the community clubhouse can 
be used as a hurricane shelter. The applicant also bas the option to provide a Hurricane Mitigation 
fee to Lee County Emergency Management. The applicant will comply with all necessa,y codes 
and 1·egulations as required at time of Development Order permitting. This i consistent with Lee 
Plan Policy 5. I .2. 
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Policy 5.1.5: Protect e ·isting and future residentia l areas from any encroachment of uses that are 
potentially destructive to the character and integrity o.f the residential em ironment. Requests for 
cvnventionlll rezonings will be denied in the even / that the buffers provided in Chapter 10 of the 
land Development Code are no/ adequate to address potentially incompatible uses in a 

satisjacto1J1 manner. If such uses are proposed in the form of a planned de11e!opment or special 
exception and generu/(y applicable development regulations are deemed to be inadequate, 
conditions will be attached to minimize or eliminate the potential impucts or, where 110 adequate 
conditions ca,1 be devised, the application will be denied altogether. The land Development Code 
will continue to requir appropriate b1!ffers.for new developments. 

The subject property is located along N. Tamiami Trail, also known as Business 41, a state­
maintained aii.erial roadway. Lee Tran Route 590 currently serves this segment of N. Tamiami 
Trail and th re are two bus stops along the property frontage, In addition, there's an existing 
pedestrian facility along N. Tamiami Trail and a future planned bikeway facility. Nearby parks 
include Judd ommunity Park and No11h Fort Myers onununity Park. As a true mixed-use 
development, pedestrian connections wiU be provided internal to the site between the residential 
development a11d the conu11ercial development along N. Tamiarni Trail. 

The subject prope1ty already has a mix of commercial and residential zoning districts - CG C-1 
and RS-I. Existing and proposed uses un-ounding the subject property include both commercial 
and residential. Brooks Road 1ight-of-way is located south of the property. The p1'0perlies south 
of Brooks Road are zoned C-2, are located within the Mixed-Use Overlay, and consist of multi­
family development, retail, and vacant land. Powell Creek separates the subject property from the 
sjngle-family lots lo the east. There are 7.20-acres of wetlands along Powell Creek on the subject 
property. The applicant does not intend to impact lhose wetlands, but will designate them as both 
indigenous preservation and the requisite 50-foot upland buffer. This will protect the existing 
and/or future single-family lots from any potential impacts of the future mixed-use development. 
The zoning district of the single-family lots east of Powell Creek is RS-I and TFC-2. There's a 
small commercial business with C-1 zoning along the north prop rty line. In addition, there 's a 
multifamily development witl1 TFC-2 zon.ing and a single-farnily home with RS-I zoning to the 
no1th of the subject property. No11h Tamiami Trail right-of-way is l.ocated along the wesl prope1ty 
line. Mostly commercia l uses are located on the west side of the right-of-way including several 
motels, a cocktail bar, single-family lot, and vacant land with C- I and AG-2 zonjng. Amending 
Lee Plan Map 1-C to add the 20.16-acre property to the Mixed-Use Overlay is consistent with Lee 
Plan Goal 5 and Policy 5. 1.5. 

Goal 6: Commercial Land Uses: Top ,wit orderly and well-planned commercial development al 

appropriat locations within the county. 

Policy 6.1.4: 0111.mercial development will be approved only when compatible with adjacent 
existingond proposed land uses and with xisting and programmed pL,blic ·en,ices and facilities. 

The subject property has a future land use classification of Intensive Development which is an area 
where mixed-use developments of high-density residential, commercial, limited light industrial, 
and office uses are encournged. The subject property is currently zoned CG C-1. and RS- I which 
is a mix of commercial and residential zoning districts. The surrounding roadway network and 
other urban services, includfog potable water and sanitary sewer, are available and adequate to 
serve a proposed mixed-use development at this location. Th.is is consjstent with Lee Plan Goal 6 
and Policy 6.1.4. 
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Goll/ 11: Mixed Use. Encourage mixed use developments tl,at integrate nwltiple land 11ses, public 
amenities and utilities at various scales and intensities in order to provide: diversified land 
development; a variety of housing types; greater connectivity beh,veen l,ousi11g1 workplaces, retail 
businesses, and other destinations; reduced trip lengths; more transportation options; and 
pedestrian and bicyc!eji·iendly environments. 

Objective 1 ]. 1: Mixer/ U/!J·e Developme11f. Allow and encourage mixed use development i,vithin 
cel'fain future I and use categories and at appropriate locations where s11fficle11I infrastructure 
exists to support development. 

Policy 11. 1.1: Developments located within the Intensive Development, Central Urban, or Urban 
Co111nn111ity f uture land use categories !Ital have existing connectivity or can demonstrate that 
connectivity may be created to ac(jacent neighborhoods are strongly enco11rnged to be developed 
with two or more of tlie ./'<>/lowing uses: residential, commercial (including office), and light 
industrial (i11cl11ding research and development use). 

The subject property is currently zoned CG, C-1 , and RS-1. The Applicant intends to develop the 
prope1ty as a true mixed-use development with commercial development along the N. Tamiami 
Trail frontage and multi-famjly residential along Brooks Road and the center of the site, while 
preserving the 7.20-acres of wetlands. The Intensive Development futu re land use category 
encourages mixed-use development. The existing roadway infrastructure, Lee Tran facilities, 
existing and planned pedestrian and bicycle facilities, and urbaa services are available and 
adequate to support a mixed-use development at this location. This is consistent with Lee Plan 
Goal 11, Ob,jective 11.l and Policy 11.1.l. 

Objective 11.2: Mixed Use Overlay. The County will maintain an Overlay in the.fi1t11re land use 
map series identifying locations appropriate.for mixed use located in proximity to: public transit 
routes: education .facilities; recreation opportunities; and, existing residential, shopping and 
employment centers. Mixed Use, Trnditional Neighborhood, and Transit Oriented development 
patterns are encouraged and preferred within the Mixed Use Overlay. 

Policy 11.2.1: The Mixed Use Overlay identifies locations where mixed use development will have 
a positive impact on tramipartation f acilities though increased transit service, internal trip 
capture. and reduced travel distance. Requests lo el.panel the Mixed Use Overlay will be evaluated 
based 011 all of the f ollowing crileria: 

I. Localed wit/Jin the extended pedestrian shed of established transit roules,· 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 Co111munity.fi1ture land 
use categories; 

4. Availability of adequate public.facilities and it?f'rastruuture; af/d 

5. Will 1101 intrude into predom.inate~y si11gle-fa111ily residential neighborhoods. 

Policy I 1.2.2: Development in the Mixed Use Overlay should accommodate co1111ections ro 
aclj'acent uses. 

Policy 11.2.3: Al the discretion of //,e Board of County Commissioners, the Mixed Use Overlay 
bounda,y may be extended up to one-quarter mile lo accommodate develvp111e11ts localed partial~y 
within a Mixed Use Overlay or immediately adjacent to a Mixed Use Overlay. 
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Policy 11.2.4: Use of conventional zo11ing districts will be encouraged within t/,e Mixed Use 
Overlay in order lo promote co11/in11ed redevelopment. 

Policy 11.2.5: l ee County will maintain land develop111e11t regulatio11s for properties within the 
Nlixed U::,e Overlay that allow for urban.forms of development and a variety u_f1.1ses. 

Policy 11.2. 7: Develop111enl, redevelopment, and infill development located within the Mixed Use 
Overlay may use the area of non-residential uses in their density calculations. 

Lee Plan Policy 11 .2.3 permits the Board of County Commissioners to extend the Mixed Use 
Overlay boundary to accommodate developments located pa1tially within or immediately adjacent 
to a Mixed Use Overlay. As noted, the properties south of Brooks Road are located within the 
Mixed Use Overlay, per Lee Plan Map 1-C, only separated by the 60-foot right-of-way. Future 
development will provide vehicular and pedestrian connections to Brooks Road for easy 
accessibility to the mixed-use development south of the property. Tn addition, future development 
will include vehicular and pedestrian facilities internal to the site between the multi-family 
residential area and the commercial area along N. Tamiami Trail. This will permit residents and 
visitors to travel internally without accessing an arterial road. 

The subject property is currently zoned CG, C-1 and RS- I, which permits both commerciaJ and 
residential uses. The property is located in the Intensive Development future land use category 
along an a1terial roadway and urban se1vices are available and adequate to setve future 
development of the property. 

Lee County Utilities (LCU) provided a letter of availability confirming that LCU currently bas 
sufficient capacity to provide potable water service to the proposed development, but that 
additional permitting will be required at time of local Development Order pe1111itting. Flodda 
Governmental Utility Authority (FGUA) also provided a letter of availability confirming that 
wastewater disposal service is available to serve the future development, which has an estimated 
demand of 96,600 GPD. The letter se1ves as a "statement of service", but will also require 
additional permit1ing at time of local development order permitting. 

Lee Tran Route 590 currently serves the site; however, Lee Plan Map 3-C: 2045 Financially 
Feasible Transit Network shows that this section ofNmth Tamiami Tl-ail is not slated to remain in 
operation. It is possible that the Map may be amended over the next 20 years to retain trnnsit 
service along this section of N. Tamiami Trail especially with the addition of the proposed 
development, which is anticipated to develop 468 multi-family residential units plus commercial 
development. Other options are to include this segment o f N. Tamiami Trail in the "Transit on 
Demand" Map. The request to add this subject property to the Mixed Use Overlay meets the other 
criteria and will have a positive impact on other urban services. 

Lee County School District provided a letter confirming nearby schools had available capacity for 
a mixed-use development that included multi-family residential development. As a hue mixed~use 
development, the subject propeny will be developed with multi-family residential uses along 
Brooks Road, with commercial outparcels located along N. Tamiami Trail. The development will 
have internal pedestrian and vehicular access between the two. In addition, there are other 
employment and shopping centers located south of Brooks Road, which can be accessed without 
accessing arterial roadways. 

The property bas frontage along a designated corridor overlay (N. Tamiami Trail, also known as 
Business 4 1 ). As previously stated, the site is one of the last remaining large undeveloped 
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propetties along thjs section of N. Tamiami Trail in the Intensive Development future land use 
category. The site can be viewed as an infill development since the majority of the land on all fow­
sides is currently developed with a mix of residential and oonunercial uses. The unusual lot 
configuration (due to the two FDOT-owned parcels that cut into the subject property). along with 
the wetlands along Powell Creek, bas discouraged development of this property. Brooks Road is 
located along the south property line and Powell Creek acts as a physical barrier separating the 
subject property from the existing single-family lots t.o the east. Adding the subject property to Lee 
Plan Map 1-C jg consistent with Lee Plan Objective 11.2 and Policies 11.2. l, 11.2.2, 11.2.3, 
11.2.4, 11.2.5, and 11.2.7. 

Objective 17.3: Public l11put. To provide opportunities for public input as par/ of the 
comprehensive plan and land development code ame11dme11t process. 

Policy 17.3.2: O11e public i1for111ation meeting is required.for privately-initiated applications that 
propose a lex/ change within a community plan or revises a map designation within a community 
plan area boundary. The meeting must be conc/11cted be/ore the application can be found complete. 

Policy 17.3.3: Pubfic information meetings required pw:s·uu11t to the provisions of //,is subelemenl 
must be held within !lie established comm,mity plan are(I bounda1y th,11 is c1[fected by rhe 
a111e11d111ent. 7 

Policy 17.3.4: For required public i,?f"ormation meetings, tlte applicant must provide the.following: 

• Adequate meeting space to accommodate projected al/endance and security measures (as 
needed). 

• Advance notice of/he meeting in (1 puhlicalion of local distribution provided at leas/ fen calendar 
days prior to the meeting, unless otherwise specified herein. 

• Al the meeting, a general overview of the /ext or map amendment and effect thereof 

• 1Vier /he meeting, a meeting summa,y document submitted lo the County that contains the 
following il1formation: rhe date, time. and location of the meeting,· a !isl of attendees,· a summmJ1 
of the concerns or issues lhctt were raised at the meeting,· and the applicant's response to any 
issues that were raised. 

A Public lnfonnation Meeting was held on Aptil 2, 2024 at the No11h Fort Myers Recreation 
Center. Tbe meeting was advertised in the News-Press ten days in advance and two signs were 
posted on the property adve1iising the meeting, as required by the No1ih Fort Myers Community 
Planning Panel. A meeting summary with sign-in sheets is included with this application. This is 
consistent with Lee Plan Objective 17.3 and Policies 17.3.2, 17.3.3, and J 7.3.4. 

Goal 30: North Fort Myers Co111111u11ity P/011. Improve the livability and eco110111ic vitality i11 the 
North Fort Myers Com1111111i~y Plan area by: promoting compact, mixed use development in the 
form of town and neighbor!,ood centers; allracling appropriate investment to revitalize older 
neighborhoods and commercial corridors: stabilizing and enhancing, existing neighborhoods; 
and prese111ing natural resources. 

Policy 30.1.3: Encourage a diversity of housing types in the North Fort Myers Community Plan 
area by supporting mixed use projects. with residential above or adjacent to retail and se,vice 
uses, within the Mixed Use Overlay. 
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Objective 30.2: Lm,d Use Centers and Corri,lors. To encow·a¥e revitalization ofdesignated Tm~ n 
Center overlay districts. road corridor overlay dis Irie~ and redevelopment areas. 

Policy 30.2.3: Maintain pro, is ions allowingfor greater minimum, maximum ba. e, and maximum 
total densities and building heights in the Mixed Use Overlay. 

Policy 30.2.6: Development within the To·wn and Neighborhood Center and th e Corridor Overlay 
Districts may use the development standards allowed within the Mixed Use Overlay . 

The goal ofthe Nmth Fort MyerscommunityJ Ian is to improve the livability and economic vitality 
in the area by promoting compact, mixed use development; attracting appropriate investment to 
revitalize older neighborhood and commercial corridors; stabilizing and enhancing existing 
neighborhoods; and preserving natural resources. The sttbject property is located in the North Fort 
Myers planning community area along a designated corridor overlay (N. Tamiami Trail also 
known as Business 41), A previously stated, the site is one of the last remaining large undeveloped 
propelties along this section ofN . Tamiami Trail in the Intensive Development future land use 
category. The site can be viewed as an infill development since the majority of (·he land on all four 
sides is currently developed with a mix of residential and commercial uses. 

The subject property is located adjacent to lands already within the Mixed-Use Overlay per Lee 
Plan Map 1-C, to the south of Brooks Road. The site is cu1Tenlly zoned G C-1 and RS-I - a mix 
of commercial and residentia l zoning districts. Adding the 20. J 6 acres to the Mixed-Use Overlay 
meets the intent of the No1th Fo1t Myers Community Plan to promote compact, mixed-use 
development revitalizing commercial corridors, and allowing for more urban forms of design in 
the design regulations for developments in the Mixed Use Overlay. This is consistent with Lee 
Plan Goal 30, Objective 30.2, and Policies 30. l.3, 30.2.3, and 30.2.6. 

GOAL 101: COASTAL AREAS. Protect human 1(/e along wit!, current a11cd.future clevelop111e11t 
.fi'om the impact of ·oastal .flooding. Coastal .flooding includes, but is not limited to, high tide 

ve11ts, ·ton11 surge, flash floods, storn,water runoff. and impacts of ea level rise. 

OBJECTIVE 101.1: COASTAL AREA PLANNING. improve theji111ctio11 o.fnatural systems a.,, 
a def ense against coastal.flooding. 

POLICY 101.1.1: R quire that development within the Coastal High Hazard Area be compatible 
with natural systems, such as, water retention and pur(fication, wildlife habitat, prima, y 
producth ily, and defense against coastal.floodi11g. 

POLICY 701.1.2: Protect and consen ,e the following e11vironme11tally ensitive coastal areas: 
wetlands, estuaries, mangrove ·/and , undeveloped barrier islands, beach and dune system '. 
11q11atic preserve , wildl(fe r4uges, undeveloped tidal creeks and inf ts, critical wildl[fe habitat , 
benthic communitie , and marine gra s beds. 

OBJECT/YE 101.3: DEVELOPMENT IN COASTAL AREAS. Protect h11mau life a11d property 
from natural and 111011-mude di a ·ters. 

POLICY 101.3.2: Resirict r/evelopmenl in /he r:onsl.a l High Hazard Area lo uplands except as 
needed.for the provision ofpublic.facilities. 

The applicant is requesting to add 20.16 acres of uplands to Lee Plan Map 1- Mixed Use Overlay. 
The uplands will be developed for a mix of residential and commercial uses. The remaining 7.20 
acres of the subject property is wetlands and win not be developed with the exception of possible 
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recreational uses (boardwalk), as may be pennit1ed by the Lee Plan and LDC. Both an 
Environmental Resource Permit (ERP) through South Florida Management District (SFWMD) 
and an Am1y Corps of Engineers (ACE) will be required at time of local Development Order 
permitting. FEMA updated their requirements for surface water management immediately after 
Hurricane Ian in November 2022. The Finished Floor Elevation (FFE) is required to be a minimum 
of I foot above FEMA requirements. This is consistent with Lee Plan Goal 101, Objective 101.1, 
Policies 101. l. I and 101. 1.2, Objective 101.3, and Policy 101.3.2. 

GOAL 126: WATER RESOURCES. Conserve, manage, and protect //,e natural hydrologic 
systems of Lee County to ensure continued water resource availability. 

OBJECTIVE 126.J: WATER SUPPLIES. Ensure water supplies of st!tficient quanli~y a11d 
quality to meet the present and projected demands of consumers based on the capacity of the 
en11iro11111cnf. 

POLICY 126.1.4: Development designs mt/st provide/or maintaining or improving s111.face water 
flow::;, groundwater levels. and lake levels al or above existing conditions. 

An Environmental Resource Pe1mjt (ERP) will be required by SFWMD at time of local 
Development Order permitting. The applicant will be required to comply with the historic drainage 
patterns. All local, state and federal codes and regulations will be complied with at time of 
development order permitting to protect the County' s water resources. This is consistent with Lee 
Plan Goal 126, Objective 126.l and Policy 126.1.4. 

The applicant is requesting to amend Lee Plan Map 1-C, Mixed-Use Overlay. The 20. 16-acre 
property is not in relative proximity to either the City of Fort Myers or the City of Cape Coral 
municipal boundaries. The City of Fort Myers Comprehensive Plan, Chapter 11: 
lnlergovenm1ental Coordination requires the City to monitor and participate in planning activities 
from other local governments, including major developments; however, this request does not 
impact the City of Fort Myers' Comprehensive Plan. The City of Cape Corals Comprehensive 
Plan, Chapter 6: lntergovemmental Coordination requires coordination with other governmental 
jurisdictions, agencies, and entities; however, this request does not impact the City of Cape Corals' 
Comprehensive PlmL 

In summary, the subject prope1ty is consistent with the Goals, Objectives and Policies of the Lee 
Plan for properties in the Mixed Use Overlay. 
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Certificate 'JI, Authorization# 29086 

Environmental Impacts Analysis - Exhibit M 13 

The Applicant owns a ±27.36 acre property located at the northeast intersection of N. Tamiami 
Trail and Brooks Road. The prope1ty owner had a formal wetland determination completed by 
SFWMD, which detennined that 7.2 acres of the prope1ty is classified as wetlands. The area 
classified as wetlands abuts Powell Creek. The remainder of the prope1ty is uplands and has a 
future land use classification of Intensive Development. The Applicant is requesting to add the 
remaining 20. 16 acres to Lee Plan Map 1-C (Mixed-Use Overlay Map_. 

The attached Soils Map indicates that the majority (89. 1 %) of the subject property is w1derlaio 
with lmmokalee sand - Urban land complex soil, #36. The hydi-ic soils, Kesson lfoe sand, tidal 
(#24) and Isles fine sand (#39) is located within the wetland area. 

The attached FLUCFCS Map identifies mostly Pine, Oak, and Cabbage Palm along with Mixed 
Wetland Hardwoods with various levels of exotic vegetation, including Brazilian Pepper and 
Melaleuca Lhroughout the site. The range of Exotics varies from E2 to E4, 

The attached Flood Insurance Rate Map (FIRM) identifies the existing tloodway (Powell Creek) 
along the eastern boundary of the prope1ty. The floodway coincides with the existing wetlands on­
site, which will be preserved. The FIRMetteffopographic Map provides more detailed information 
on the flood elevations. 

Amending Lee Plan Map 1-C to add the 20, 16 acres to the Mixed-Use Overlay will not have any 
impacts to the environmental conditions of the prope1ty. 

A copy of the Formal Wetland Detennination Letter, Soils Map, and FLU CFCS Map is included 
with this Analysis. 
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TURRELL, HALL & ASSOCIATES, INC. 
Marine & Environmental Consulting 

3584 Exd1ange Avenue • Naples, Florida 34104-3732 • 239-643-0166 • Fax (239) 643-6632 • hma@thanaples.com 

June 23, 2025 

Lee County 
Attn: Ms. Kate Burgess 
kburgess@le gov.com 

RE: CPA2024--00006 Horizon Tamiami 

Dear Ms. Burgess, 

Thank you for your Request for Additional Information (RAI) dated June 13, 2025. Please see ow· 
responses below in bold. 

1. Repeat Comment: Provide a table of plant communities by FLUCCS witl1 fue potential to 
contain species (plant and animal) listed by federal, state, and local agencies as 
endangered, threatened or species of special concern. The table must include fue listed 
species by FLUCCS and fue species status (same as FLUCCS map) . The FLUCCS map 
provided does not address Uus comment. 

Please see the table below: 



FLUCFCS 
Percent 

Survey Species Name Present Absent 
Code 

Coverage 

422 100 None 

424 100 None 

Bald eagle (Halinetus le11cocephnlus) ✓ 

4349 E2 100 
Florida bo1meted bat (Ewnops floridn,ws) ✓ 

Eastern :indigo snake (Dry/llnrc/1011 couperi) ✓ 
Gopher tortoise (Gopherus polypllemus) ✓ 

Bi\ld eagle (Hnlinetus lertcoceplwlus ) ✓ 

4349 E3 
Florida bonneted bat (Ernuops floridnnus) ✓ 

100 
Eastern indigo snake (Drymnrc/w11 co11peri) ✓ 

Gopher tortoise (Gopl,erus polvµ/1 e11111s ) ✓ 

Bald eagl (Hnlinet11s le11coceplwl11s ) ✓ 

100 
Florida bonneted bat (£u111op s flol'idn11us ) ✓ 

4349 E4 
Eastern indigo snake (Drymnrci,011 co'llperi) ✓ 

Gopher tortoise (Gopl,ems poiyplle111us ) ✓ 

American alligator (Alligator mississippiensis) ✓ 
Little blue heron (Egrettn caer11/ea) ..J 

514 100 Roseate spoonbill (Pinta lea 11jnjn) ✓ 
Tricolored heron (Eg rett11 tricolor) ..J 

Wood stork (Mycterin n111el'icn11n) ✓ 

Florida bonneted bat (E111uops floridm111s ) ✓ 
American alligator (Alligator 111ississippie11sis ) ..J 

6109 E3 100 
Little blue heron (Egrettn cnerulen) ✓ 
Roseate spoonbill (Plata/en ajnjn) ✓ 

Tricolored heron (Egretta tricolor) ✓ 

Wood stork (Mycteria n111ericn11n) ✓ 

Florida bonneted bat (Ell111op s jloridnuus ) ✓ 
Ame1·ican alligator (Alllgnfor 111/ssissippiensis) ..J 

610 E4 100 
Little blue heron (Egrettn cnerulen) ✓ 
Roseate spoonbill (Pinta/ea njnjn) ✓ 

Tricolored heron (Egrettn tricolor) ✓ 

Wood stork (Mycteria a111ericn11n) ✓ 

Bald eagle (Haliaetus leucocephalus) ✓ 

25 E4 100 
Florida bonneted bat (Eumops Aoridanus) ✓ 

Eastern indigo snake (Drymarchon couperi) ✓ 

Gopher tortoise (Gopherus polyphemus) ✓ 

740 100 None 

814 100 None 



Please feel free to contact me at any time with questions or comments regarding this project at 
the letterhead telephone number or at Ari Ile@ HANaples.com. 

Sincerely, 

(ln t (8,o{O 

Arielle Poulos 
Project Manager 
Turrell, Hall & Associates, Inc. 



SOUTH FWRIDA WATER MANAGEMENT DISTRICT 

May 2, 2023 
* Delivered via email 

Randall Henderson* 
Tad M Yeatter Trust and Randall P Henderson Jr Trust For Yeatter-henderson Br 
2310 Flrst Street Suite 210B 
Fort Myers, FL 33901 

Subject: North Fort Myers Parcel 
Petition for Formal Determination of Wetlands and Surface Waters 
Permit No. 36-108765-P 
Application No. 230421-38378 
Lee County 

Your petition for a formal determination of wetlands and other surface waters is approved. This 
action is taken based on Chapter 373, Part IV of Florida Statutes (F.S.) and the rules in Chapters 
62-330 and 62-340, Florida Administrative Code (F.A.C.). Please read this entire agency action 
thoroughly and understand its contents. 

This action is subject to: 

• Not receiving a filed request for a Chapter 120, F.S. , administrative hearing. 
• All referenced Exhibits. 

Should you object to these conditions, please refer to the attached "Notice of Rights" which 
addresses the procedures to be followed if you desire a public hearing or other review of the 
proposed agency action. Please contact this office if you have any questions concerning this 
matter. If we do not hear from you in accordance to the "Notice of Rights", we will assume that 
you concur with the District's action . 

CERTIFICATE OF SERVICE 

I hereby certify that this Formal Wetland Determination and Notice of Rights have been mailed or 
electronically submitted to the addressee (and the persons listed on the attached distribution 
list) on May 1, 2023 in accordance with Section 120.60(3), F.S . Notice was also electronically 
posted on this date through a link on the home page of the District's website (www.sfwmd.gov/ 
ePermittin ). 

Sincerely, 

Rich Batewell, Ill , P.E. 
Section Administrator 

,30 1 Gun Club Road , Wesl Pain, Bt•ach, r todda 33406 • (561) 686,881)() • 1-800-432-2()45 • www.sfwa td .gov 



South Florida Water Management District 
Formal Wetland Determination Permit No. 36-108765-P 

Date Issued: May 2, 2023 

Project Name: North Fort Myers Parcel 

Petitioner: Randall Henderson 
Tad M Yeatter Trust and Randall P Henderson Jr Trust For Yeatter-henderson 
Br 
2310 First Street Suite 210B 
Fort Myers, FL 33901 

Application No. 230421-38378 

Location: 

Acres: 

Expiration 
Date: 

Type: 

Lee County, See Exhibit 1 

27.36 

May 2, 2028 

Certified Survey 

Project Summary 

This application is for a formal determination of the landward extent of wetlands and other surface 
waters (OSW), pursuant to Rule 62-330.201 , Florida Administrative Code (F.A.C.), for a 27.36-
acre property known as North Fort Myers Parcel. The methodology used for the determination is 
consistent with Chapter 62-340, F.A.C. 

Project Site Description 

The 27.36-acre property is located ln Section 2, Township 44 South, Range 24 East, Lee County, 
Florida. More specifically, the property lies north of Brooks Road, east of U.S. 41 (North Tamiami 
Trail), in North Fort Myers, Florida. A Location Map is attached as Exhibit No. 1.0. The property l's 
surrounded by low-density single family homes to the north; Powell Creek to the east; commercial 
and retail development and single family homes to the south; and U.S.41 (North Tamiami Trail) to 
the west. The property is an undeveloped parcel of land that consists of upland and wetland 
forests adjacent to Powell Creek. A detailed description of the on-site wetlands is below. An aerial 
photograph depicting the inspection boundary is attached as Exhibit No. 2.0. 

Formal Determination of Wetlands and Other Surface Waters 

On April 21, 2023, the District received a request for a formal determination of the boundary of 
wetlands and OSW on a 27.36-acre property known as North Fort Myers Parcel. The landward 
extent of wetlands and OSW was established by Andy Woodruff with CHW Consultants and 
verified by Certified Wetland Evaluator (CWE) Matt Brosious on August 18, 2022. 

The wetlands and OSW were first delineated under Application No, 220708-35104, which was 
submitted July 8, 2022. The application was withdrawn; however, the wetland and OSW 
boundaries have not changed. 

Wetlands and other surface waters (OSW), as defined by Subsection 373.019(27), F.S. and 
Chapter 62-340, F.A.C., were identified on the property. Wetlands on the property were delineated 

Permit No: 36-108765-P, Page 2 



using the methods established in Chapter 62-340, F.A.C.; more specifically, the wetlands were 
delineated using the wetland definition and the B and D tests. Wetlands delineated on the property 
totaled 7.20 acres and OSW totaled 0.29 acres. A wetland and OSW survey is attached as Exhibit 
No. 3.0. Wetland data forms and representative photographs of the wetlahds and upland areas 
can be found in the permit file. Wetland delineation data forms were filled out by District staff on 
August 18, 2022. 

Wetland and OSW Description: 

The wetlands identified on the property totaled 7.20 acres (Exhibit No. 3.0). The wetland canopy 
generally consisted of laurel oak (Quercus /aurifo/ia), cabbage palm (Saba/ palmetto), slash pine ( 
Pinus e/llottii), and melaleuca (Mela/euca quinquenervia). The sub-canopy was similar to the 
canopy except for myrsine (Myrsine guianensis) and Brazilian pepper ( Schinus terebinthifolius). 
The ground cover was mostly open, but did contain swamp fern (Blechnum serrulatum). The 
wetlands were deHneated using the B and D tests. 

The OSW identified on the property totaled 0.29 acres (Exhibit No. 3.0). The OSW are tnan-made 
ditches. The Mean High Water line of Powell Creek forms the eastern property boundary, but is 
not within the property boundary. 

Based on the National Resource Conservation Service (NRCS) data, the property contains three 
(3) historically mapped hydric soils. The mapped hydric soils on the property are Kesson Fine 
Sand, Tidal (Map Unit 24), Isles Fine Sand, Frequently Ponded (Map Unit 39) and Brynwood Fine 
Sand, Wet Urban Land Complex (Map Unit 64). A soils map is attached as Exhibit No. 4.0. Soil pit 
data is included within the wetland delineation data forms, which were filled out during the August 
18, 2022 inspection. 

Hydrologic Indicators observed during the delineation included hydric soil indicator Mucl< Presence 
(A8), which is a stand-alone D test indicator. Hydrologic indicator data is included within the 
wetland delineation data forms, which were filled out during the August 18, 2022 inspection. 

This Formal Determination of Wetlands and Other Surface Waters is the District's determination of 
the landward extent (boundaries) of wetlands and OSW within the property based on the 
documentation submitted by the Petitioner and field application of Chapter 62-340, F.A.C. This 
action does not authorize any construction activities or constitute conceptual approval of any 
anticipated projects or activities in wetlands or other surface waters. It does not in any way 
establish boundaries of sovereign submerged lands, high water elevations or other elevations/ 
boundaries. 

Pursuaht to Subsection 373.421 (4), F.S., the Governing Board may revoke the Formal Wetland 
Determination upon a finding that the Petitioner has submitted inaccurate information to the 
Districl 

The Formal Wetland Determination shall be binding for the stated duration provided physical 
conditions on the property do not change so as to alter the boundaries of wetlands and other 
surface waters during that period. 

Permit No; 36-108765-P, Page 3 



Distribution List 

Andy Woodruff, Chw, Inc* 

Joseph Sonora, Catalyst Asset Management, Inc * 

Florida Department of Environmental Protection SLERC * 

Lee County Property Appraiser * 

Florida Department of Environmental Protection - Environmental Administrator * 

Permit No: 36-108765~P, Page 4 



Exhibits 

The following exhibits to this permit are incorporated by reference. The exhibits can be 
viewed by clicking on the links below or by visiting the District's ePermitting website ( 
http://my.sfwmd.gov/ePermitting) and searching under this application number 
230421-38378. 

Exhibit No. 1.0 Location Map 

Exhibit No. 2.0 Aerial With Inspection Boundary 

Exhibit No. 3.0 Wetland And OSW Survey 

Exhibit No. 4.0 Soils Map 

Permit No: 36-108765-P, Page 5 



NOTICE OF RIGHTS 

As required by Chapter 120, Florida Statutes, the following provides notice of the opportunities 
which may be available for administrative hearing pursuant to Sections 120.569 and 120.57, 
Florida Statutes, or judicial review pursuant to Section 120.68, Florida Statutes, when the 
substantial Interests of a party are determined by an agency. Please note that this Notice of 
Rights is not intended to provide legal advice. Some of the legal proceedings detailed below may 
not be applicable or appropriate for your situation. You may wish to consult an attorney regarding 
your legal rights, 

RIGHT TO REQUEST ADMINISTRATIVE HEARING 
A person whose substantial interests are or may be affected by the South Florida Water 
Management District's (District) action has the right to request an administrative hearing on that 
action pursuant to Sections 120.569 and 120.57, Florida Statutes. Persons seeking a hearing on 
a District decision which affects or may affect their substantial interests shall file a petition for 
hearing in accordance with the filing instructions set forth herein within 21 days of receipt of written 
notice of the decision unless one of the following shorter time periods apply: ( 1) within 14 days of 
the notice of consolidated intent to grant or deny concurrently reviewed applications for 
environmental resource permits and use of sovereign submerged lands pursuant to Section 
373.427, Florida Statutes; or (2) within 14 days of service of an Administrative Order pursuant to 
Section 373.119(1 ), Florida Statutes. "Receipt of written notice of agency decision" means receipt 
of written notice through mail, electronic mail, posting, or publication that the District has taken or 
intends to take final agency action. Any person who receives written notice of a District decision 
and fails to file a written request for hearing within the timeframe described above waives the right 
to request a hearing on that decision. 

If the District takes final agency action that materially differs from the noticed intended agency 
decision, persons who may be substantially affected shall, unless otherwise provided by law, have 
an additional point of entry pursuant to Rule 28-106.111, Florida Administrative Code, 

Any person to whom an emergency order is directed pursuant to Section 373.119(2), Florida 
Statutes, shall comply therewith immediately, but on petition to the board shall be afforded a 
hearing as soon as possible. 

A person may file a request for an extension of time for filing a petition. The District may grant the 
request for good cause. Requests for extension of time must be filed with the District prior to the 
deadline for filing a petition for hearing. Such requests for extension shall contain a certificate that 
the moving party has consulted with all other parties concerning the extension and whether the 
District and any other parties agree to or oppose the extension, A timely request for an extension 
of time shall toll the running of the time period for fi ling a petition until the request is acted upon. 

FILING INSTRUCTIONS 
A petition for administrative hearing must be filed with the Office of the District Clerk. Filings with 
the Office of the District Clerk may be made by mail, hand-delivery, or e-mail. Filings by facsimile 
will not be accepted. A petition for administrative hearing or other document is deemed filed upon 
receipt during normal business hours by the Office of the District Clerk at the District's 
headquarters In West Palm Beach, Florida. The District's normal business hours are 8:00 a.m. -
5:00 p.m., excluding weekends and District holidays. Any document received by the Office of the 
District Clerk after 5:00 p.m, shall be deemed filed as of 8:00 a.m, on the next regular business 
day. 

Rev 1/16/?0 Permit No: 36-108765-P, Page 6 



Additional filing instructions are as follows: 

• Filings by mail must be addressed to the Office of the District Clerk, 3301 Gun Club Road, 
West Palm Beach, Florida 33406. 

• Filings by hand-delivery must be delivered to the Office of the District Clerk. Delivery of a 
petition to the District's security desk does not constitute filing. It will be necessary to request 
that the District's security officer contact the Office of the District Clerk. An employee of the 
District's Clerk's office will receive and process the petition. 

• Filings by e-mail must be transmitted to the Office of the District Clerk at clerk@sfwmd.gov. 
The filing date for a document transmitted by electronic mail shall be the date the Office of the 
District Clerk receives the complete document. 

INITIATION OF ADMINISTRATIVE HEARING 
Pursuant to Sections 120.54(5)(b)4. and 120.569(2)(c), Florida Statutes, and Rules 28-106,201 
and 28-106.301 , Florida Administrative Code, Initiation of an administrative hearing shall be made 
by written petition to the District in legible form and on 8 1/2 by 11 inch white paper. All petitions 
shall contain: 

1. Identification of the action being contested, ihcluding the permit humber, applicatioh number, 
District file number or any other District identification number, if known. 

2. The name, address, any email address, any facsimile number, and telephone number of the 
petitioner, petitioner's attorney or qualified representative, if any. 

3. An explanation of how the petitioner's substantial interests will be affected by the agency 
determination. 

4. A statement of when and how the petitioner received notice of the District's decision. 
5. A statement of all disputed issues of material fact. If there are none, the petition must so 

indicate. 
6. A concise statement of the ultimate facts alleged, including the specific facts the petitioner 

contends warrant reversal or modification of the District's proposed action. 
7. A statement of the specific rules or statutes the petitioner contends require reversal or 

modification of the District's proposed action. 
8. If disputed issues of material fact exist, the statement must also include an explanation of how 

the alleged facts relate to the specific rules or statutes. 
9. A statement of the relief sought by the petitioner, stating precisely the action the petitioner 

wishes the District to take with respect to the District's proposed action. 

MEDIATION 
The procedures for pursuing mediation are set forth in Section 120.573, Florida Statutes, and 
Rules 28-106.111 and 28-106.401-.405, Florida Administrative Code. The District is not 
proposing mediation for this agency action under Section 120.573, Florida Statutes, at this time. 

RIGHT TO SEEK JUDICIAL REVIEW 
Pursuant to Section 120.68, Florida Statutes, and in accordance with Florida Rule of Appellate 
Procedure 9.110, a party who is adversely affected by final District action may seek judicial review 
of the District's final decision by filing a notice of appeal with the Office of the District Clerk in 
accordance with the filing instructions set forth herein within 30 days of rendition of the order to be 
reviewed, and by filing a copy of the notice with the appropriate district court of appeals via the 
Florida Courts E-Filing Portal. 
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Exhibit No: 1 . 0 LEE COUNTY. FL 

Project Name: North Fort Myers Parcel 
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Application Number: 230421-38378 

South Florida Water Management District 
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Soil Map-Lee County, Florida 
(North Fort Myers Parcel) 

MAP LEGEND 

Area of Interest (AOI) 

Soils 

Area of Interest (AOI ) 

So1I Map U nil Polygons 

Soll Map Unit Lines 

Soll Map Unll Po]nls 

Special Point Features 

l2I Blowoul 

rgi Borrow Pil 

Clay Spot 

~ Closed Depression 

Gravel Pit 

Gravelly Spot 

Landfill 

lava Flow 

Marsh or swamp 

Mine or Ouany 

Miscellaneous \/\later 

Perennial Waler 

Rock Outcrop 

+ SalineSpol 

Sandy Spot 

-=- Severely Eroded Spot 

Sinkhole 

Slide or Slip 

J!I Sadie Spot 

USDA Natural Resources 
aiiii Conservation Service 

Spoil Area 

Stony Spot 

Very Stony Spot 

Wet Spot 

Other 

• • Special line Fealures 

Water Features 

Slreams and Canals 

Transportation 

-.++ Ralls 

- lnters1ate Highways 

US Routes­

Major Roads 

Local Roads 

Background 

Aenal Pholography 
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MAP INFORMATION 

The soil surveys that comprise your AOI were mapped at 
1:20.000. 

Warning: Soil Map may not be valid at this scale. 

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale. 

Please rely on the bar scale on each map sheet for map 
measurements. 

Source of Map: Natural Resources Conservation ServicB 
Web Soil survey URL: 
Coordinate System: Web Mercator (EPSG:3857) 

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection. shou ld be useo if more 
accurate calculations of distance or area are. required. 

This product Is generated from the USDA-NRCS certified data as 
of the version date(s) listed below. 

Soil Survey Area: Lee County, Florida 
Survey Area Data: Version 20, Sept , 2022 

Soil map units are labeled (as space allows) for map scales 
1 :50,000 or larger. 

Date(s) aerial images were photographed: Nov 14. 2021- Nov 
23, 2021 

The orthophoto or other base map on Whieh tl1e soil lines were 
compiled and digitized probably differs from tl1e background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident 
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Soil Map-Lee County, Florida North Fort Myers Parcel 

Map Unit Legend 
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43 Barkley Circle, Suite 200 
Fort Myers, FL 33907 
Phone 239-433-4231 Fax 239-433-9632 
www.tdmcivilengineering.com 
Certificate of Authorization# 29086 

Historic Resources Impact Analysis - Exhibit M 14 
Revised 7/19/2024 

Florida Master Site File 

Per the Flo1ida Master Site File, there aren ' t any previously recorded cultural or histo1ic resources 
in the area of the subje 't prope1iy; however, a formal survey has not been conducted. See the 
attached email and map. 

Archaeological Sensitivity Map 

The subject property is identified as being located within Archaeological Sensitivity Level 2 
according to the Lee County Archaeological Sensitivity Map, dated December 2014. See anached 
Map. 

Analysis 

Amending Lee Plan Map 1 ~C Mixed Use Overlay Map to include the ubject prope1ty will have 
little to no impacts on the Historic or Archaeological Sensitivity level of the property. 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Good morning Veronica, 

Fowler, Christopher G. <Christopher.Fowler@DOS.MyFlorida.com> 
Friday, February 9, 2024 11 :OS AM 
Veronica Martin 
RE: Historical Resources - Brooks Rd 
map.pdf 

I searched the area you indicated. There were no previously recorded resources in the area, however, there have been 
no surveys conducted . I attached a map for you . Let me know if you have any question s or need anything else. Have a 
great weekend . 

This record search is for informational purposes only and does N9T constitute a project review. This search only Identifies 
resources recorded at the Florida Master Site FIie and does NOT provide project approval from the Division of Hlstorical 
Resources. Contact the Compliance and Review Section of the Division of Historical Resources at 850-245-6333 for project 
review information, 

Kind regards, 

CHRIS FOWLER 
/\ssislan I Su pcrvisor I rlori la M,1slt·r Si le Fi le I Hu 1 < ,HI of J Jisluric Pr sc rv ,, t io11 I 1)1 is1011 of l listori c1l Resources I 
Plo1idr1 DcpMlmenl of Stale I 500 South Bronaugh Street I Ta llahassee, Flori da 
32399 I 850.245.6327 I 1.800.847.7278 I Fax: 850.245.6439 I flheritage.com 

From: Veronica Martin <vmartin@tdmconsulting.com> 
Sent: Friday, February 9, 2024 9:15 AM 
To: Fowler, Christopher G.<Christopher.Fowler@DOS.MyFlorida.com> 
Subject: Historical Resources - Brooks Rd 

EMAIL RECEIVED FROM EXTERNAL SOURCE 

The attachments/links in this message have been scanned by Proofpo int. 

Good Morning Chris, 

1 



I'm requesting an amendment to the Lee County Comp Plan to add property 
to the Mixed Use Overlay. Can you p lease review the 27-acre property located 
at 1460, 1470, 1456, and 1450 N. Tamiami Tra il , For1 Myers for historical and 
archaeological resources ? Let me know if you have any questions. 

Have a good day , 

'Veronica :Mart in 
Senior 'Pfo 11 ner 
v,nartm@td'mconsu{tmg. 0111 

Savine just one aoe won't cfranee tlie voruf. .. 6ut, sure{y tlie wor{i.{ wilT cliange for tliat one ao9 .... 7uloyt, d'on 't 
slioy . 

-B U11rklcy Circle, Suilc 200 
F'orl Myers, F'L 33907 
Phone 239-433-.J23 I Fax 239-433-9632 
www.fdmci,·ilcnginccrini:.com 

This e-mail transmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231. 

TDM Consulting, Inc. makes no guarantees that this e-mail and/or attached files are free and clear of the 
presence of computer viruses, have been tampered with, or contain questionable material or content and accepts 
no responsibility for the loss or corruption of any data on the addressee's computer as a result of opening this e­
mail. All efforts have been made to assure that messages and files generated from this office are free and clear 
of this type of material. 
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1520 Royal Palm Square Blvd, Suite JOO 
Fort l\llyers, FL 33919 

Phone: 239-433-423 l 
www .tdmcivilengiueel'ing.com 
Ce1·tificnt 'q, Authorization # 29086 

Horizon Tamiami 

Public Facilities Impacts Analysis 
Exhibit M15 

The Public Facilities Impact Analysis required for this Comprehensive Plan Amendment - Map 
Application includes: 

I . Traffic Circulation Analysis (Exhibit - Ml 6) 

2. Existing and Future Conditions Analysis (Exhibit - M 17) 

a. Sanitary Sewer 

b. Potable Water 

c. Surface Water/Drainage Basins 

d. Parks, Recreation, and Opens Space 

e. Public Schools 

3. Letters from the appropriate agency dete1mining the adequacy/provision of 
existing/proposed support facilities , including: (Exhibit - M 18) 

a. Fire protection 

b. Emergency medical service (EMS) provisions 

c. Law enforcement 

d. Solid Waste 

e. Mass Transit 

f. Schools 

Plea erefer to Exhibits Ml6, Ml 7, and Ml8 for the Analyses found therein. 



EXHIBIT M16 

TRAFFIC GENERATION COMPARISON 

BETWEEN 

CURRENTLY APPROVED VERSUS PROPOSED 

Horizon Tamiami 

PREPARED FOR: 

Mr. Tom Rossi, Principal 
Redburn Development Partners, LLC. 

204 Lafayette Street 
Schenectady, NY 12035 

PREPARED BY: 

1520 Royal Palm Square Blvd, Suite 100 

Fort I\ilyers, FL 33919 

Phone: 239-433-4231 

www .tdmcivilengi11eering.corn 

Certificate " Authorization# 29086 

February 2024 
Revised May 2024 

1111• lMn hlU brtn d1(!!1Udl) J.:1p.ncJ 11ml ~ 1e:J 
l:,Y Dc~n Moulin, I' r-:: ttnni • Dty1 1 ■ I 
.S1pn~OII C' t:li1111~d ~l'o pic• o( lh1.1 di>c\lllk'lll •re 
ttOI ~1)1u1 iJ~rtJ t:11uk'J • 11d n.alcU u1d d1c­
• u•h~n!k' lli lAM1 ,.;(l(Jc, 1m:bl br \"\"nr1cd f'in 111)" 
l'l~dr0tue c-,p1u 



1. PURPOSE 

OBJECTIVE 

This rep011 has been prepared in accordance with Lee County Department of Community 

Development and Lee County TIS Guidelines criteria for projects seeking a Comprehensive Plan 

Amendment. This report compares the anticipated traffic generation of the currently approved 

development versus the proposed development in order to detennine any adverse roadway impacts 

associated with the addition of Horizon Tamiami to the Mixed-Use Overlay. 

The subject parcel per the most recent bounda1y swvey is 27.36 acres, with 20.16 acres of uplands 

included in this request (the remaining 7.20 acres are preserved wetlands). 



2. SITE DESCRIPTION 

SITE LOCATION 

Horizon Tamiami is a 20.23-acre project located east of No11h Tarniami Trail (S.R. 739) north of 

Brooks Road in Section 2, Township 44 South, Range 24 East, Lee County, Florida (see Exhibit 1). 

The existing zoning for the property alJows construction of ninety-three (93) single-fam ily 

residential dwelling units (based on fourteen dwelling units per acre on 6.66 acres) and 135,700 

square feet of conunercial uses (based on l 0,000 square feet per acre on 13.57 acres). The proposed 

Mixed-Use Overlay designation would allow the property to be developed into 202,300 square feet 

of commercial uses (based on l 0,000 square feet per acre on 20.23 acres). 



3. OBSERVATIONS 

3.1 TRIP GENERATION CALCULATIONS 

Vehicular trips generated by the allowable development were calcuJated by using the 

equations provided by the Institute of Transportation Engineers 11 th Edition of the Trip 

Generation Manual, Land Use Code 2 10 (Single-Family Detached Housing) and Land 

Use Code 821 (Shopping Plaza 40- l 50k - Supennarket-Yes) using the average rates or 

the fitted curve equations shown in the tables. 

Table 1. Raw Trip Generation - AJlowable Single-Family Detached Housing (LUC 210) 

93 Dwelling Units: 

A. Daily Average Vehjcle Trip Ends, Weekday 

Ln (T) = 0.92 Ln (93) + 2.68 = 944 (472 enteriI1g, 472 exiting) 

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

Ln (T) = 0.91 Ln (93) + 0.12 = 70 (18 entering, 52 exjting) 

C. P.M , Peak How· Average Vehicle Trip Ends (Adjacent Street) 

Ln (T) = 0.94 Ln (93) + 0.27 = 93 (59 entering, 34 exiting) 

Source: TOM, 2024 

Table 2. Raw Trip Generation -Allowable Shopping Plaza (LUC 821) 

135,700 Square Feet of Gross Floor Area: 

A. Daily Average Vehicle Trip Ends, Weekday 

T = 76.96 (135.700) 1,412.79 = 11,856 (5,928 entering; 5,928 exiting) 

B. A.M. Peal Hour Average Vehicle Trip Ends (Adjacent Street) 

T = 3.53 (135 .700) = 479 {297 entering, 182 exiting) 

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

T = 7.67 (135.700) + 118.86 = 1,160 (557 entering, 603 exiting) 

Source: TOM, 2024 



Table 3. Raw Trip Generation - Total Allowable Development 

Table 1 + Table 2: 

A. Daily Average Vehicle T1ip Ends, Weekday 

944 + l I ,856 = 12,800 (6,400 entering; 6,400 exiting) 

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

70 + 479 = 549 (315 entering, 234 exiting) 

C. P.M. Peal Hour Average Vehicle Trip Ends (Adjacent Street) 

93 + 1.160 = 1,253 (616 entering, 637 exiting) 

Source: TDM, 2024 

Vehicular trips generated by the proposed development were ca lculated by using the 

equations provided by the Institute of Transportation Engineer , I I th Edition of the T1ip 

Generation Manual1 Land Use Code 820 (Shopping Center > 150k) using the fitted curve 

equations shown in the tables. 

Table 4. Raw Trip Generation -Proposed Shopping Center (LUC 820) 

202,300 Square Feet of Gross Floor Area: 

A. Daily Average Vehicle Trip Ends Weekday 

T = 26. 11 (202.300) + 5,863.73 = 11,146 (5,573 entering; 5,573 exiting) 

8. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

T = 0.59 (202.300) + 133.55 = 253 (157 entering, 96 exiting) 

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

Ln (T) = 0.72 Ln (202.300) + 3.02 = 937 (450 entering, 487 exiting) 

Source: TDM, 2024 

3.2 CONCLUSION 

When comparing Table 4 to Table 3 above, the proposed amendment· will actually result 

in a decrease in vehicle hips ( I ,654 tota l daily trips; 296 A.M. peak hips; and 3 16 P.M . 

peak trips) therefore, the surrounding roadway network will continue to operate at 

acceptable Levels of Service both with and without the trips generated by the proposed 

development. No roadway capacity improvements will be wananted as a result of the 

Lraffic expected to be generated by the proposed development. 



100TH HIGHEST HOUR 
LEVEL OF SERVICE CALCULATION 

NORTH TAMIAMI TRAIL 

TDM Consulting, Inc. 
ENGINEER: 

DATE: 

PROJECT NAME: 

PROJECT LOCATION: 

PERMANENT COUNTING STATION NUMBER: 

100TH HOUR V.P.H. (Year & Rate)= 

YEAR FOLLOWING PROJECT CONSTRUCTION: 

ADJUSTMENT FACTOR= 

Dean Martin, P.E. 

October 24, 2023 

1450 - 1470 North Tamiami Trail 

North of Brooks Road 

2021 

N/A 

N/A 

1 

1,715 

2027 

Count & Yr min 

Count & Yr max 

Adjustment Factor= ( N/A / N/A ####II ) 6 

N/A 

N/A 

1.000 

ADJUSTED 100TH HOUR V.P.H. = 

EXISTING LEVEL OF SERVICE = 

1,715 X 1.000 

PROJECT V.P.H. = 

TOTAL V.P.H. = 

LEVEL OF SERVICE = 

COMMENTS: 

1 149 (A.M. Ex.) x 96.7% x 69% (SB) 

1,715 + 99 

A Growth Factor is not required 

1,715 

C 

99 

1,814 

C 



1520 Royal Palm Square Blvd, Suite JOO 
Fol'f Myers, FL 33919 

Phone:239-433-4231 
www.tdmcivileogineering.com 

Certificnte 'l}, Authorizntion # 29086 

Horizon Tamiami Comprehensive Plan Amendment 

Level of Service Analyses for Potable Water, Sanitary Sewer, Surface Water 
Drainage, Parks, Recreation and Open Space, and Public Schools 

Revised 1/3/2025 

Exhibit - Ml 7 

Potable Water and Sanitary Sewer 

As a proposed development abutting an established mixed-use district, both potable water and 
sanitary sewer service the development. Per F,A.C. 64E-6.008 Table I, the expected demand for 
tbe allowable ninety-three (93) single family residential dwelling units (assume tlu·ee bedrooms 
and less than 2,250 square feet average) is 300 GPD per dwelling unit while the expected 
demand for the allowable 135,700 square feet of commercial uses is 0.1 GPO per square foot. 
Therefore, the allowable development can expect an average potable water and sanitaiy sewer 
demand of(93 x 300) + (135,700 x 0.1) = 27,900 GPO+ 13,570 GPO= 41,470 GPO. 

Per F.A.C. 64£-6.008 Table I , the expected demand for the proposed 202,300 square feet of 
commercial uses is 0.1 GPO per square foot. Therefore, the proposed development can expect 
an average potable water and sanitary sewer demand of (202,300 x 0.1) = 20,230 GPO. 

Daily Peak Demand = Average Demand x 1.3 = 20,230 GPD x 1.3 = 26,299 GPD 

Hourly Peak Demand = Average Demand x 4 = 20,230 GPD x 4 = 80,920 GPO = 3,372 GPH == 
56.2 GPM 

The proposed development is within the Lee County Utilities (LCU) potable water franchise 
area. LCU owns and maintains ex isting potable water lines along the parcel's frontages with 
Nmth Tamiami Trail and with Brooks Road. LCU's No1th Lee County Water Treatment Plant 
will provide potable water service to the proposed development. 

The proposed development is within the Florida Governmental Utility Authority (FGUA) 
franchise area. FGUA owns and maintains existing wastewater lines passing through the 
prnpen-y and then along the pat·cel's frontage with Brooks Road. FGUA ·s Del Prado Wastewater 
Treatment Plant will provide wastewater service to the proposed development. 

According to the 2023 Lee County Concurrency Report, LCU's interconnected water distribution 
system is pennitted with a capacity of 54.3 million gallon per day (MGPO) and is projected to 
operate at 40.0 MGPD in 2027. Therefore, tl1ere is sufficient capacity within the existing water 
distribution system to serve the 20,230 GPO increase in demand to LCU's system from the 
project at build-out. 



According to FGUA, their wastewater distribution system has a current capacity of 7.01 million 
gallon per day (MGPD) and is projected to operate at 8.25 MGPD in the future with an 
anticipated demand of 6.575 MGP by 2027. Please see the attached email from Sam Cain, P.E., 
Utility Engineer for FOUA. Tn addition, FGUA provided a Letter of Availability confoming that 
wastewater disposal service is available to the subject property and that there is sufficient 
capacity to serve the estimated demand. Additi nal design and analysis will be required at tim 

f development order permitting. 

Surface Water Drainage 

Water quantity, water quality, and attenuation will be provided by underground storage vaults 
prior to discharge to tbe preserved wetland and eventually Powell Creek. Stom1water runoff 
from the impervious areas will be directed to the underground storage vaults via catch basins and 
culverts. The parcel wil l require a SFWMD Environmental Resource Permit by virtue of its size 
(greater than ten acres) and the area of propo ed impervious surfaces (greater than two acres). 

The property i11 its existing state has no defined drainage pattern and appears to sheetflow to tbe 
existing wetland without benefit of any water quality b:eatJnent or attenuation. The property is 
almost entirely pei-vious, with most rainfall likely infiltrating the soil prior to discharge to the 
existing wetland and eventually Powell Creek. 

Post-development stormwater discharge from the property will be to the existing wetland and 
eventuaUy Powell Creek to mimic pre-development drainage patterns. There is no noticeable 
drainage flow from adjacent properties entering the property other than the FDOT drainage ditch 
conveying storin water runoff from North Tamiami Trail to the existing wetland. This FDOT 
drainage ditch will not be impacted by the proposed development except for two (2) culve11ed 
cro sings. 

The proposed underground storage vaults, culverts, catch basins and control structures will be 
owned and maintained by the property owners in perpetuity. 

The property is in an AE Flood Zone. Finished floor elevations of the proposed buildings on the 
property will be elevated to at least I above the flood elevation. 

Parks, Recreation, and Open Space 

Per the 2023 Public Facilities Level of Service and Concurrency Report., the Required Capacity 
for Parks and Recreation is 5,682 acres of regional parks and 314 acres of community parks. The 
Available Capacity is currenlly at 7 066 acres of regional parks and 762 acres of community 
parks. The subject prope11y is located near North Shore Park, located on U .S . 41 south of the 
prope1ty, and near North Fort Myers ommunity Park, located on N01tb Tamiami Trail northwest 
of the property. The allowable residences would have diminished available regional park 
capacity by 1.4 acres (per the fo1mula in the cited Repo1i) and community parks by 0.2 acres (per 
the formula in the cited Rep01t) , The proposed commercial development doesn ' t diminish the 
available capacity of Parks. 

Public Schools 

The proposed comm rcial development is in the West Zone per the School Benefit District Map 
according to the 2023 Lee County Concurrency Report. A total of fifteen (l 5) school-aged 

Horizon Tamiami 
January 2025 



chi ldren would be expected to utilize the public school system from the allowable development. 
The addition of this proposed commercial development to the Mixed Use Overlay will have no 
impacts to the overall capacity of Lee County Schools. 

Horizon Tamiami 
January 2025 



Veronica Martin 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Afternoon, Veronica! 

Sam Cain <Sam.Cain@fgua.com> 

Friday, December 20, 2024 2:26 PM 
M ichael Currier; Veronica Martin 
Paul Arnett; William Fontaine 

RE: sanitary sewer LOS in North Fort Myers 
2023Concurrency.pdf 

Summarized below are the current and future t reatment capacities for the Lehigh Acres and Del Prado 
WVVTPs along with the projected demands for each facility through 2027 based on the most recent 
capacity analysis report: 

Capacity (MGD) 
Projected Demand 

System (MGD) 

Current *Future 2025 2027 

Lehigh Acres wwrP 2.76 4.00 2.831 2.975 
Del Prado WWTP 4.25 4.25 3.5 3.6 

Total: 7.01 8.25 6.331 6.575 

* Anticipated by 2026 

As shown above, the current treatment capacity of the Del Prado WWTP is adequate for providing service 
to both the projected future demand in 2027 and the estimated demand from the proposed 
development. 

The Concurrency Report only lists capacity and demand values for the FGUA based on the s.u.m of both 
the Del Prado and Lehigh Acres systems, therefore the values included in the report can't be used when 
evaluating the individual capacity of each system. The flow projections listed in the Concurrency Report 
also appear to be highly conservative compared to those in the most recent capacity analysis report fo r 
each system. 
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If any additional information is needed, please let us know. 

Thanks! 

Sam Cain, P .E. 
Utility Engineer, 
Florida Govemm ntal Utility Authority 

11 407-629-6900 ' • www.fgua.com/ I J sam.cain@fgua.com 

Latest News 

Fi 

From: Veronica Martin <vma1 Lin@tclmconsulling, orn > 
Sent: Tuesday, December 17, 2024 3:23 PM 
To: Douglas Black <douglas.black@anseradvi sory.com >; Paul Arnett <paul.arnett@anseradvisory. om>; 
Michael Currier <michael.curr ier@anseradvisory.com > 
Subject: FW: sanitary sewer LOS in North Fort Myers 

Hello, 

Lee County has asked me to find out from FGUA if there are any plans to 
expand sanitary sewer/treatment plants in the North Fort Myers area. I received 
the attached letter of ava il ability/ but Lee County staff is saying that the 
addition of this parcel exceeds the GPD currently provided by FGUA. Please 
see me email below for more information . 
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Thank you so much for your time and assistance. 

Y eronica Jvlartin 

Senior 'P[anner 

v ma , l, n<rvttlin consuli 111f.i. L 0 111 

Su·vinaj1,1.st une rfoa won.'f ftr:i.nae ffie worla. .. 6ul, sure[y tfie ivodawiff clia:n9efor lnaC one rlog ... .'Arloyt, aon.'t 
fwy .. 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 

1510 Roral Palm Squnn Bh·d, Suitt 100 
Iott 1Hrt1·s. TI. 3391.9 
Pl.tout B9-B.l-4Hl 
Wl\-W.tdmchiltngin etl'i 11g.co10 

C fl tifkare of .-\_urhorizarion # 1 0S6 

This e-mail t ransmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231. 

TDM Consulting, Inc. makes no guarantees that this e-mail and/or attached files are free and clear of the 
presence of computer viruses, have been tampered with, or contain questionable material or content and accepts 
no responsibility for the loss or corruption of any data on the addressee's computer as a result of opening this e­
mail. All efforts have been made to assure that messages and files generated from this office are free and clear 
of this type of material. 

From: Veronica Martin 
Sent: Wednesday, December 11, 2024 3:50 PM 
To: Douglas Black <dblack@govms rv . om> 
Subject: sanitary sewer LOS in North Fort Myers 

Hello Mr. Black, 
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I hope you can help me. I'm working on Lee County staffs requests for 
additional information regarding a comprehensive plan amendment for 
property at 1450, 1456, 1460 and 1470 N. amiami Trail, North Fort Myers. You 
provided a Letter of Availability for sanitary sewer service. Lee County's 
Concurrency Report states that FGUA currently operates at 7 .0 MGD with a 
projected demand of 7.4 MGD by 2026. Staff wa nts me to provide any future 
measures that will expand the capac i1y of wastew ater service provided b y 
FG UA. Does FGUA have p lan 1o expand service or enter in1o agreements with 
other providers to meet future demand? Are you able to help me address LC 
staff questions? If not, p lease let me know who I can contact. I really 
appreciate any assistance you can provide. 

Thank you. 

'Veronica .Martin 

Senior P{anner 

" mu r-11.11.CnJ/ din consu lt i 1111,Lom 

\'",V/'llfl Just one una won't d 1"11fJe /f,e ·wmft{ . . /i,,a, su1ely lh1• wodcfwff(cfi.a:nl)efo1 t/1(,1/ one aog . ..'Atfo_pt, tfon'l 
>"fwy .. 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 

1510 Ro~·nl Pnlm f>qu:irt Bh-d, SUJte 100 
fort. l~·Hs, FL 33919 
Pliont 239-433-4131 
wmv.tdinci,ile11gfoeel'ing.co111 
C errificrtte of -~urbolizariou # 2 0S6 

This e-mail transmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231 . 

TDM Consulting, Inc. makes no guarantees that this e-mail and/or attached files are free and clear of the 
presence of computer viruses, have been tampered with, or contain questionable material or content and accepts 
no responsibility for the loss or corruption of any data on the addressee's computer as a result of opening this e­
mail. All efforts have been made to assure that messages and files generated from this office are free and clear 
of this type of material. 
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EXI II BIT M lf~ 

Lee County 
,fuut!t.:111:.rt f"/orido 

Board of C:nunty CurT11Jlissio11ers 

Kevin Ruane 
Ois1t1cl One 

Cecil L Pendergrass 
f)lsll it'I Two 

Ray Sandelli 
01s1r1r.1 ·n,,..a 

Brian Hamman 
[)ist1it:1 Four 

Mike Greenwell 
Dlstrir.1 nve 

Dave Harner, II 
Co, nlly Mam•\je1 

Richard Wm. Wesch 
Co11n1y /\no, 1101v 

Donna Marie Collins 
County llea11nq 
rxa,111ner 

July 29, 2024 

Veronica Martin 
TOM Consulting, Inc 
1520 Royalm Palm Square Blvd, Suite 100 
Fort Myers, FL 33919 

Re: Letter of Service Availability- Horizon Tamiami 

Ms. Martin, 

I am in receipt of your letter requesting a Letter of Service Availability for a Compreneisve 
Plan Amendment for Horizon Tamiami. The site consists of four addresses along N. 
Tamiami Trail in North Fort Myers: 1450, 1456, 1460, and 1470. The applicant is applying 
for changes to the plan to alter buffers, open space, and parking, but has no impact on 
density. 

Lee County Emergency Medical Services is the primary EMS transport agency responsible 
for coverage at the location you have provided. There are two ambulances located 1.0 
miles south of the property. 

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

r•rely, 
Bef.:bes 
Director, Public Safety 

P.O Box 398, Forl Myers, Florida 33902-0398 I (239) 533-2111 f leegov.com 
l l I 1 1 11 1111 ,., 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Hello Ms. Hanna, 

Veronica Martin 
Tuesday, July 23, 2024 11:51 AM 
RHanna@leegov.com 
Lee County application review request 
Aerial 4 properties.png; Area Location Map.pdf; Proposed Mixed Use Overlay Map.pdf 

I hope you can help me or d irect me to whom I need to contact. I'm 
submitting a comprehensive p lan amendment application to Lee County to 
add 20.16 acres of the subject property into th e Mixed Use Overlay. This 
excludes the wetland acreage. The application requires a letter of review from 
Lee County EMS confirm ing they have adequate fac il ities to serve the future 
developmen1. 

The project is located at 1450, 1456, 1460 and 1470 N Tamiami Trail. The 
property will be developed as a mixed use development with c ommercial 
a long the N Tamiami Trail frontage and multi-family residential a long Brooks Rd 
and the interior of the property. The maximum density under the curreni 
Comprehensive Plan is 22 dwelling units per acre utilizing bonus density and 
l 0,000 square feet per acre for commerc ial development. The Amendment 
application to add the property to the mixed-use overlay doesn 't increase the 
residential density or commercial intensity of the site, but it does allow for 
reduced buffers, open space, and parking. 

I'm attaching several exhib its for reference . Please let me know if you have a ny 
questions or need addi1ional information. 

Have a good day. 

'Veronica Jvt.artin 
Sen.io v 'Pfan.n.er 
v nw rl i11 (1V / dm cun ·ult i 111 .com 

\"crvin/1 jlHI 011/J cine won 't dlt11Lf1'' I/it' wodrf hut, n,n-e/y 1/ir world wiff t·li,:m{!e /01 11iri1 ll/'lt! doa. ,7\r[opli tlon't 
sfi.o_p .. . 

PLEASENOTEOURADDRESSHASCHANGE~ 
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April 3, 2024 

NORTH FT. MYERS FIRE DIST. 
P.O. Box 3507 • 2900 Trail Dairy Circle 

N. Ft. Myers, FL 33918-3507 
(239) 997-8654 (239) 995-3757 fax 

Letter of Adequacy and Support 

Veronica Martin 
TDM Consulting Inc. 
1520 Royal Palm Square Blvd., Suite 100 
Ft. Myers, Fl 33919 

Ms. Martin: 

The North Fort Myers Fire Department has reviewed the information provided by 
TDM Consultants pertaining to the submission of a Comprehensive Plan 
Amendment requesting to add the 20.32 acres located@ 1450-1470 N Tamiami 
and Brooks Rd. to the Mixed-use Overlay Map. 

The North Fort Myers Fire Department has no objection to this amendment and 
can adequately protect this property. If you have any further questions, please 
contact our office @239-731 -1931 . 

Respectfu I ly, 

Rick Jones 
Fire Marshal 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Hello. 

Veronica Martin 
Tuesday, April 2, 2024 2:45 PM 
m.brooks@northfortmyersfire.com 
Letter of Review 
No Objection Letter.docx; Proposed Mixed Use Overlay Map.pdf; Area Location Map.pdf 

I hope you can help me again. I'm submitting a Comprehensive Plan 
Amendment application to Lee County Community Development to add 20.32 

cres ot land a~ the N corner of N. Tamiami Trail and Brooks Road into !he 
Mixed-Use verlay. Thi property is already zoned to permit single-family, 
commercial, and other mixed-uses; however, it 's techni ally not located within 
the Lee Plan Mixed Use Overlay Map. We're required to obtain a Let1e of 
Review/ Adequacy from a ll local support facil ities stating tha·I the change to 
mixed-use overlay won'1 impact the NFMFD/EMS ability to provide service to 
tt,i property. I've attached a copy of the la t letter tha1 was provided by Fire 
Marshal Jones. I've also attached a c opy f the area lo 1ion map and map 
of lhe mixed use overlay . 

1 he address of 1 he property is 146 , 1470, 14.J6 and 1450 N Tamiami Trail, N For1 
Myers. We're preserving the 7.14 acres f wetlands on-si1e . Please let me know 
if you need additional information or have any q es-tion . 

I hank you for your time. 

'Veronica Martin 
Senior 'P{an.ner 
v111 a rl 111 (m/ dinc:u11 suli intt.t:o m 

·(lvlno jurt one doa won't d ,n.nge the wnrfif hut, $W:rl'fv tne world wirr d1u:11ffe Jor tfta l one cfog . .J\ao_pl, tlo11 ·1 

$nop ... 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 



Veronica Martin 

From: Heredia, Jacqueline <JacquelineHe@LeeSchools.net> 
Thursday, April 11, 2024 9:17 AM Sent: 

To: Veronica Martin 
Subject: RE: Letter of Review 

Good morning, 

The School District of lee County has the following comments on this project : 

This project is located in Elementary School Proximity Zone "C'' 

• The District's Student Generation Rate (SGR) for this area for multi-fami ly development is 0,066 at the 
elementary level. 

• The proposed 448 residential units could be expected to produce up to 29.57 elementary school students . 
• Elementary School Proximity Zone "C" is currently operating at approximately 90 % of capacity with about 0 

open seats . 

• This proposed project will not negatively impact school capacity in the enrollment zone. 

This project is located in Middle School Proximity Zone "CC" 

• The District's Student Generation Rate (SGR) for this area for multi-family development ls 0.043 at the middle 
school level. 

• The proposed 448 residential units could be expected to produce up to 14.78 middle school students. 
• Middle School Proximity Zone "CC" is currently operating at approximately 90% of capacity with about 17 open 

seats . 

• This proposed project will not negatively impact school capacity in the enrollment zone. 

This project is located in High School Enrollment Zone West, Sub-Zone 1 

• The District' s Student Generation Rate (SGR) for this area for multi-family development is 0.38 at the high school 
level. 

• The proposed 448 residential units could be expected to produce up to 13.89 high school students. 

• West Zone 1 is currently operating at approximately 105% of capacity with about 400 open seats . 
• This proposed project will not negatively impact school capacity in the enrollment zone. 

Thank you. 

District Planning Specialist 
2855 Colonial Blvd, Fort Myers, FL 33966 
o: 239-335-1494 
lacquelineH E@leeschoois.net 
www.leeschools.net 

THE SCHOOL DISTRICT OF LEE COUNTY 

I I 



From: Veronica Martin <vmartin@tdmconsulting.com> 
Sent: Wednesday, April 10, 2024 10:13 AM 
To: Heredia, Jacqueline <Jacque lineHe@LeeSchools .het> 
Subject: FW: Letter of Review 

Caution: This email originated 'from outside of the organfzation. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

Good Morning Ms. Heredia, 

I'm following up on my email from last week regarding a letter of review for a 
Lee County comprehensive plan amendment application. Please feel free to 
reach out if you have any questions. 

Have a good day. 

11 eronica :.M.artin 
Senior T{anner 
vniart in@> / c6ncon.suli i 1w.con1 

)a.-vi:ne jui'l o,w aog won'! d1r.ntge 1/, · -w,11{d'. . .fnU, n,i,re{y the wodll vi{( c{trmge for tfi.at one rlog .. .'Arfo/)t, tfon 't 
sli o_p ... 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 

l~~0 Ro~·n l Pal.in Squn1-e Blvcl, Suite 100 
fort l\Iyers, IL 33919 
Phone .39-B3-1231 
n-n-n·.tdmci,ilengiuefl'iug.com 
Cerrificnte of _-\uthoiization # 29086 

This e-mail transmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231. 

TDM Consulting, Inc. makes no guarantees that this e-mail and/or attached files are free and clear of the 
presence of computer viruses, have been tampered with, or contain questionable material or content and accepts 
no responsibility for the loss or corruption of any data on the addressee's computer as a result of opening this e­
mail. All efforts have been made to assure that messages and files generated from this office are free and clear 
of this type of material. 

From: Veronica Martin 
Sent: Tuesday, April 2, 2024 2:52 PM 
To: Heredia, Jacqueline <JacyuelineHe(a>l 1;; Schools.net> 

Subject: Letter of Review 
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ello Ms. Heredia, 

I hope you can help me again. I'm submit1ing a Comprehensive Plan 
Amendment application t Lee County Co u ity Development to add 20.32 
acres of land at the NE c rner of N. amiami Trail and Brooks Road into the 
Mixed-Use Overlay. This roperty is a lready zoned to permit single-family, 
commercial, and other mixed-uses; however, it's 1echnically not located within 
the Lee Plan Mixed Use Overlay Map. We're required to obtain a etter of 
Review/Adequ cy from all local suppo t facilities stating that the change to 
mixed-use overlay won't impact th Lee County School Distri t's ability to 
provide classrooms and educational programs to the future residents of 1his 
property. At maximum density, the property could potentially have 448 multi­
family dwelling uni1s. I've a1tached a copy of the area localion map and map 
of the mixed use overlay. 

The address of the properly is 1460, 1470, 1456 and 1450 N Tamiami Trail, N For1 
Myers. We're preserving the 7.14 acres of wetlands on-site. lease let me know 
if you need additional information or have any quest ions. 

fhank you for yo r time. 

'Veronica Jvlartin 
Senior T{anner 
vm ar l,11@1 ,Im co11sufi 1·11 l1,com 

'a:vin9just one clog won.' / clia.nge tfi., worfrl..6ul , surely th e worfr[w l{[ licmpe (or tfi al on.e efoµ .. , . .JlaopL, tfon 't 
'lnOJJ... 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 

1:(10 Rotnl Pnhn $qunre BIYd. C,wcf 100 
fort l\[~·rr~. Il 33919 
Phont' 239~33-t131 
wn1Y.tdmchilengi11etri11g.coin 
Certifica te of .-\.m botization # 19086 

This e-mail t ransmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231. 
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f 

~ mine 9W.arcen 
Sheriff 

April 2, 2024 

Veronica Martin 
IDM Consultfog 
1520 Royal Palm Square Suile l 00 
Fort Myers, FL 33919 

Ms. Martin, 

"Pt·oud to Se,·ve" 

State of Florida 
County of Lee 

The Lee County Sheriff's Office lrns reviewed your se1vice availability request for 20.32 acres 
of land at the northeast corner of N. Tamiami Trail and Brooks Road in North Fait Myers. 

The property requires a Comprehensive Plan Amendment to add it to the adjacent Mixed-Use 
Overlay Map. Based upon the information you provided, the propetty at 1460, 1470, J 450 and 
1456 N. Tamiami Trail could potentially have 448 multi-family dwelling units at maximum 
density, with 7.14 acres of wetlands on site. 

This proposed change in designation will not impact our Agency's ability to provide law 
enforcement services to this community. Services will be provided from our Precinct l offices 
in North Fort Myers. At the time of application for a Development Order or building permit, 
we request that the applicant provide a Crime Prevention Through Environmental Design 
(CPTED) reporl done by the applicant and given to the Lee County Sheriff's Office for review 
and comment. 

Please contact Community Response Unit Crime Prevention Practitione1· Heather Turco Fit (239) 
477-1863 with any guestions regarding the CPTED study. 

Respeclfu I ly, 

"The Lee County Sheriff1s Office is an Equal Opportunity Employer" 
14750 Six Mile Cypress Pn.-lcway • Fort Myel's, Florida 33912-4406 • (239) 477~IO00 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Hello Director Nels n, 

Veronica Martin 
Tuesday, Apri l 2, 2024 2:56 PM 
Stanley Nelson (SNelson@sheriffleefl.org) 
Letter of Review 
Area Location Map.pdf; Proposed Mixed Use Overlay Map.pdf 

I hope you can help me again. I'm bmitting a Comprehensive Ian 
Amendment application to ee C unty Community Development to add 20.32 
acres of land at the NE corner of N. Tamiami Tail and Brooks Road into th 
Mixed- se Overlay. Th is property is a lready zoned to permit si gle-family, 
commercial, a d other ixed-uses; however, it's technically not located withi 
the Lee Ian Mixed Use verlay Map. We 're required to ob·la in a ett r f 

eview/ Adequacy from al l locals pport facilii ies stating that the change to 
mixed-use ov rlay won't impact the ee County Sheriff's Offices' ability to 
provide police pro tect ion to the future residents and commercial shoppers of 
this proper1-y. At maximum de sity, the property could potentially have 448 
multi-family dwelling units. l1ve attached a copy of the area location map and 
map of the mixed use overlay. 

The address of the property is 1460, 1470, 14-J6 and 14 0 N Tan1iami rail, N Fort 
Myers. We're preserving 1he 7.14 acres of wetlands on-site. Plea e let me kn w 
if you need additional inf or a 1'ion or have any questions. 

Thank yo for your time. 

'Veronica Jvl.artin 
Senior 'P{anner 
vma1't111@ldinw11suli 1119.coni 

Sa:vingju1/ on,, dog won'/ f'lia:na1! t.nf> worfd ... hui, W'Yf![") I.ht• 'Wnt /,<./ wi[[ cna:n9e for Llial nne 1fog • ..'Aa0:pt, rlon 't 
~fwy ... 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 



Boar J of 

l(evln Ruane 
DISII l<;I Ona 

Cecil L Pendergrass 
Dislr,c:I Two 

Ray Sandell! 
Dl~lricl llm-1~ 

Brian Hamman 
Cllslrlcl four 

Mike Greenwell 
Ols lricl rive 

Dave Harner, II 
Cu1111/y Menauer 

Richard Wm. Wesch 
Cou11ly Allorr,ey 

Donna Mar1e Collins 
Co11n1y Hnai1r1g 
E•amin ·1 

unly omrriis~i ners 

July 19, 2024 

TDM Consulting, Inc. 
1520 Royal Pam Square Blvd, 
Suite 100 
Fort Myers, FL 33919 

Re: N. Tamiami Trail and Brooks Road 
Letter of Review 

LeeTran has received the request regarding the subject property in North Fort Myers. 
After reviewing the site and comparing the location with our existing and planned route 
locations according to the LeeTran 2021 Transit Development Plan (TDP), the following is 
determined: 

Based on the LeeTran 2021 Transit Development Plan ITDP) evolved network, also 
reflected within the Lee County Comprehensive Map 3-C section 10-441, the route along 
N Tamiami Trail will not exist therefore, there are no routes within a one-quarter mile of 
the proposed development in the near future, Therefore, no improvements are required 
by the developer. 

If you have any questions or require further information, please do not hesitate to 
contact me at (239) 533-0322 or ocassidy@ leegov. com 

Sincerely, 

()~ CMriAJ? 
Planner 
Lee County Transit, LeeTran 
3401 Metro Pkwy, Fort Myers, FL 

P.O. Box 398, Fort Myers, Florida 33902-0398 j (239) 533-211 'I I leegov,com 
/~ ••I I'' I II Ii I I I I I 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Hi lari sa, 

Veronica Martin 
Tuesday, April 2, 2024 3:01 PM 
Marino Diaz, Clarissa 
Letter of Review 
Area Location Map.pdf; Proposed Mixed Use Overlay Map.pdf 

I hope you can help me again. I'm s bmi1ting a Comprehensive Plan 
Amendment applic ation to Lee County Community Develo ment to add 20.32 
ac res of land at the NE corner of N. amiami Trail and Brooks Road into H,e 
Mixed-Use Overlay. This property is a lready zoned to permit single-family, 
commercial, and other mixed-uses; however, it's technically not located within 
1he Lee Plan Mixed Use Overlay Map. We're required 1o ob1ain a Letter of 
Review/ Adequacy from al l local supporl facilities stating 1hat the change to 
mixed-use overlay won 't impact the Lee ran's ability to provide public 1ransi1 
servi e to the future residents and commercia l shoppers of 1his property. At 
maximum density, the pro erty could otentially have 448 multi-family dwelling 
units . I've a1tac hed a copy of the area lo ati n map and ma of the mixed 
use overlay. 

The address of the property is 146 , 1470, 1456 and 1450 N arniami ra il , N Fort 
Myers. We 're preserving 1he 7.14 a res of wetlands on-site. lease lei me know 
ir you need add i1i nal information or have a y questions . 

Than you for your I ime. 

'Veronica :Martin 
enior 'P{an.ne1' 

V ! /lfA l' l in@lam cor/ SLLll I llf./· COl'/1 

r;;nvingj145f one rfng ·wt)n 't r:ha:nae the wurW. .. Jfo.t., fltYl'l'J I.fie ·wodd W fTcfr.angefor rha.t (/11.e ,f.og ... .'Aa.opt, aon'i 
Iwp . 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 



Veronica Martin 

From: 
Sent: 
To: 
Subject: 

Hi Veronica, 

Lighthall, Justin <JLighthall@leegov.com > 
Tuesday, April 2, 2024 3:12 PM 
Veronica Martin 
RE: Letter of Review 

Solid Waste has reviewed your preliminary plans for deve lopment at the NE corner of N. Tamiami Trail and Brooks Road. 
We have no opposition to the proposed plans of 448 multifamily dwelling units, as plans have been made to account for 
future growth through the use of our Waste to Resource Recovery Facility and collection will be accomplished using our 
franchised hauling contractors. Please advise if you need any additional information. 

Regards, 

ee o 1nty 
(; .,( ' ' / ' (,. 

ustin Lighthall I Man ger, Public U ilities 

Sol id Waste Depar1ment 

EM31 Topaz Cl, art Myers , FL 33966 

office: (239) 533-8007 

email: Jlighlhalf@leegov.com 

web: www.leegov.com/solidwa&t 

Connect With Us On Social Media 

· CttOO 
Sign up today to become a Solid Waste insider by clicking here ! 

From: Veronica Martin <vmartin@tdmconsulting.com> 
Sent: Tuesday, April 2, 2024 3:04 PM 
To: Lighthall, Justin <JLighthall@leegov.com> 
Subject: Letter of Review 

Hi Justin, 

I 1-iope you can help me again. I'm submitting a Comprehensive Plan 
Amendment application to Lee C unty Community Development to add 20.32 
acres of land a t the N corner of N. amiami Tra il and Brooks Road into the 
Mixed-Use Overlay. his property is a lready zoned to permit single-family, 



cornn1ercial, and other mixed-uses; however, i1 's technically no·l loca·led wilhin 
the Lee Plan Mixed Use Overlay Map. We 're required to obtain a Letter of 

eview/ Adequacy from a ll local support fac il itie stating that the change to 
mixed-use overlay won I I impact 1he Lee Tran's ability 1o provide services for 
solid waste and recy lables tot e future res ide is and commercial shoppers of 
this property. At maximum density, the property ould p tentially have 448 
multi-family dwelling uni1s. I've at1ached a copy f the area location map and 
map of the mixed use overlay. 

1he addres of the property is 1460, 1470, 1456 and 1450 N Tamiami Trail, N For1 
Myers. We're preserving i he 7.1 -4 acres of wetland on-site. Please let me know 
it you need additional information or have any questions . 

Thank you for your time. 

'Veronica :Martin 
Se nior P[a n.n.er 
V!IJQI'/ IJ1 lW /_c(/'11 ("011 .\'tllt111 .CO/1'1 

uvint11ml cnw r£011 won't d1a111Jt! lhl· woda. . .fmt, rn rely 1f111 wodK will cfian9e for ffrat one r£09 .. .7lr£011t., do l! 'l 
slio_p ... 

PLEASE NOTE OUR ADDRESS HAS CHANGED. 

1510 Roy:il P:ilm ~qu:irt Bh-d, 5ujte 100 
Tort :\I~·ers, n. 33919 
Phone 139-'33--'!31 
1'1'~·.tdmch-ileugii1ee1111g.co10 

Certifirnte of .--\.uchoiizarion # 19086 

This e-mail transmission and any files transmitted with it are privileged, protected, confidential, and intended 
solely for the use of the individual(s) or entity to whom it is addressed. If you received this e-mail in error, please 
notify the sender or Systems Administrator at TDM Consulting, Inc. at (239) 433-4231. 

TDM Consulting, Inc. makes no guarantees that this e-mail and/or attached files are free and clear of the 
presence of computer viruses, have been tampered with, or contain questionable material or content and accepts 
no responsibility for the loss or corruption of any data on the addressee's computer as a result of opening this e­
mail. All efforts have been made to assure that messages and files generated from this office are free and clear 
of this type of material. 

Receive updates from Lee County Government by · · 

2 
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HORIZON TAMIAMI 
PROPOSED FUTURE LAND USE MAP 1-C 
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1520 Royal Palm Square Blvd, Suite 100 
Fort l\ilyer·s, FL 33919 

Phone: 239-433-4231 

www.tdmcivilengineer·ing.com 
Certificate <J/, Authorization # 29086 

State Policy Plan and Regional Policy Plan - Exhibit Ml 9 

Florida Deprutment of Economic Opp01tunity - Comprehensive Plan 

There are no State Policy Plan goals, strategies, actions, or policies that are relevant to the proposed 
amendment. 

Southwest Florida Regional Planning Council (SWFRPC) 

There are no Regional Policy Plan goals, strategies, actions, or policies that are relevant to the 
proposed amendment. 



1520 Royal Palm Squal'e Blv<l, Suite 100 
Fort Myers, FL 33919 
J>houe: 239-433-4231 
www.tdmcivilengineering.com 
Ce1·tificate of Authori:,:ation # 29086 

Justification of Proposed Amendment- Exhibit M20 
Revised J 2- 1 1-2024 

The Applicant, Horizon Tam.iami, LLC, is requesting to amend Lee Plan Map 1-C, Mixed Use 
Overlay Map. The Applicant owns property totaling 27.36 acres, located in Section 2, Township 
44 South, Range 24 East, north of Brooks Road and east of N. Ta111iami Trail. The Soutb Florida 
Water Management District (SFWMD) issued a formal Wetland and OSW determination on May 
2, 2023. Of the 27 .36 acres, 7 .20 acres is identified as Wetlands. As a result, the Applicant is 
requesting to add ±20.16-acres into the Mixed Use Overlay. 

Lee Plan Policy 11.2.3 states that "At the discretion of the Board of County Commissioners, the 
Mixed Use Overlay boundary may be extended up to one-quarter mile to accommodate 
developments partially within a Mixed Use Overlay or immediately adjacent to a Mixed Use 
Overlay. The subject property is adjacent to the Mixed Use Overlay to the south and west. 

The 20.16 acres has a future land use classification oflntensive Development. The Lee Plan states 
that mixed use developmehts of high-density residential, commercial, limited light industrial and 
office uses are encouraged to be developed, where appropriate. The property is located along N. 
Tamiami Trail, a state-maintained arterial roadway, and Brooks Road, a county-maintained local 
road. LCU and FGUA have provided letters of availability confirming that potable water and 
sanitaiy sewer lines are available and adequate to service a future high density/intensity mixed­
use development, and other urban services such as Fu-e/EMS, police protection, solid waste, public 
transit, schools, and public parks and rec are available and proximate to the site. 

The propetty is currently zoned CG, C-1 , and RS-1, which pe1mits commercial and residential 
uses. A future mixed-use development would be compatible with existing and proposed uses in 
the area since most are already commercial or multi-family residential. The only single-family 
subdivision is located east of Powell Creek. The existing wetlands and Powell Creek along the east 
property line act as a physical barrier to effectively buffer and shield the single-family lots from a 
future mixed-use development on the subject property. 

The goal of the North Fort Myers community plan is to improve the livability and economic vitality 
in the area by promoting compact, mixed use development; attracting appropriate investment to 
revitalize older neighborhoods and commercial corridors; stabi li.zing and enhancing existing 
neighborhoods; and preserving natural resources. The subject property is located in the N01th Fo1t 
Myers planning community area along a designated corridor overlay (N. Tamiami Trail, also 
known as Business 41 ). The site is one of the last remaining large undeveloped properties along 
this section ofN. Tamiami Trail in the Intensive Development future land use category. The site 
can be viewed as an infill development since the majority of the land otl all four sides is currently 
developed with a mix of residential and commercial uses. 



The subject prope1ty is located adjacent to lands already within the Mixed-Use Overlay per Lee 
Plan Map 1-C, to the south of Brooks Road. The site is currently zoned CG, C-1, and RS - I - a mjx 
of commercial and residential zoning districts. Adding the 20.16 acres to the Mixed-Use Overlay 
meets the intent of the North Fort Myers Community Plan to promote compact_, mixed-use 
development, revitalizing commercial conidors, and allowing for more urban fonns of design in 
the design regulations fol' development in the Mixed Use Overlay. 



1520 Hoyal Palm Squa1·e Blvd, Suite 100 
Fortl\1yers, FL 33919 
Phone: 239-433-4231 

www.tdmcivileugiueering.co m 
Cel'tificnte of Authorization # 29086 

HORIZON T AMIAMI 
PLANNING COMMUNITY AREA REQUlREMENTS - PlM SUMMARY 

EXHIBIT M21 

A Pubhc lnformation Meeting was held at the North Fort Myers Recreation Center on April 2, 
2024 at 6:00 p.m. The Notice of Meeting was pub lished in the News-Press and meeting signs 
were posted on the property, as required by the North Fort Myers Community Planning Panel. A 
copy of the News-Press Ad, Meeting Agenda, and Sign-in Sheets are included with this 
summary, 

TOM Consulting presented a Comprehensive Plan Amendment to add 20.23 acres of the subject 
property to Lee Plan Map 1-C, the Mixed Use Overlay, and a Conventional Rezoning application 
from RS-I C-1 , and CO to C-1 for a consistent zoning dishict. A copy of the presentation is 
included with this Summary. 

Questions and Comments: 
I. Who is the property owner/developer? 

Horizon Tamiami LLC. TDM has worked with this developer on projects in the City of 
Fmt Myers and Cape Coral and this is tbeir fii-st project in Lee County unincorporated. 

2 . Doesn't the Mixed-Use Overlay automatically guarantee bonus density? 
No. The property bas a FLU classification of lntensive Development which permits a 
base density of 14 du/ac with a bonus density of 22 du/ac. 

3. Will this be an affordable housing project - low income? 
No, the developer's typical product is aimed at renters at 80-120% of the median income. 

4. Why are you rezoning if it already permits mixed-use? 
One of tbe current zoning districts is RS- I , which does not permit multi-family use. 
Instead of rezoning just the RS- I portion of the prope1ty we decided to rezone the entire 
property for a consistent zoning district. 

5, Why didn "t you rezone to a planned development? 
We don t anticipate needing any deviations or variances from the LDC. And although 
we ve gone through everal iteration of the site plan, it ' till a work in progress . The 
comprehensive plan amendment is r1 long process, so we wanted to sta11 that before 
submitting a site plan. 

6. We don ' t believe the roads wil l support the density . 



Page 2 of2 

The property has a FLU classification of intensive Development and is already zoned to 
pe1mit commercial, multi-family, and s ingle-family uses. The traffic engineer is required 
to analyze the development at maximum density and intensity. The traffic associated with 
the comprehensive plan amendment will not degrade the level of service of the 
surrounding roadway network beyond what is already permitted by right. 

7. Why isn ' t there a site plan for us to look at? 
The comprehensive plan amendment application is quite complex, but it doesn ' t require a 
site plan. Neither does a conventional rezoning application. lt would be premature to 
present a site plan at this stage when we're only in the planning and zoning stages of this 
development. We' ll be back to present at time of DO permitting to show the s ite plans, 
landscaping plans, and architectural elevations. 

8. Won ' t you need an FOOT permit? 
Yes, the applicant is proposing 2 entrances to the property from N. Tamiami Trail, so 
FDOT permitting will be required at time of DO permitting. 

9. You mentioned a SFWMD pe1mit. ls that a new one? 
The previous property owner, Joe Bonora with Catalyst obtained a Distt·ict Pennil. To my 
knowledge the petmi1 is still ctment, but will need to be amended with the new site plan. 

The North Fo11 Myers Community Planning Panel would have prefe1Ted to see a Site Plan, but 
realize its not required at this stage. Overall, they were suppo1tive of the proposed Comp Plan 
Amendment and Rezoning. The public didn ' t have much to add. Their biggest concern is traffic. 



Horizon Tamiami PIM Presentation 

Summary 

• Horizon Tamiami, LLC 
• Previously presented by Joe Sonora with atalyst Asset Management 

• comprehensive plan amendment and conventional rezoning applicati n 
• 27-acre property located at the NE corner ofN Tamiami Tri and Brooks Rd (1450, 1456, 

1460 and 1470 N Tamiami Trail) 

• 2 drainage areas owned by FOOT 

• FLU - Intensive Development 
• Mixed-use development with commercial development along N Tamiami Trail and MFR 

along Brooks Rd and the interior. 
• We've already had a wetland jurisdictional determination from SFWMD and we' re 

preserving approx. 7 ac of wetlands. 

Comprehensive Piao Ameodmeo1 

• 
• 
• 

• 

• 

• 

• 

Site is 27.35-acres 
20.23 ac is upland and 7. I 4 ac wetlands 
Requesting to amend the Mixed-Use Overlay Map, Lee Plan Map I- , by adding the 
20.23 upland acres into the Mixed-Use Overlay. 
Intensive Development FLU permits 14 du/ac with bonus density up to 22 du/ac and an 
average commercial intensity of L0,000 sf/ac 
Public facilities: potable water, sanitary sewer, fire/EMS & police protection, parks, rec 
& open space and schools are all available and adequate to serve the proposed 
development at maximum density/intensity, 

The traffic analysis also demonstrated that the comprehensive plan amendment would not 
degrade the level of service of the surrounding roadways. 
FDOT permitting will be required at time of development order submittal. 

• An Environmental Repo11 

Conventional Rezoning 
• Current zoning: RS-1 (SFR), -1 (Mixed-Use) and CG (General Commercial). 
• Requesting lo rezone to C-1 for a true Mixed-Use development. 
• lntensive Development FLU permits 14 du/ac with bonus density up to 22 du/ac and an 

average commercial intensity ofl 0,000 sf/ac ( 448 dwelling units) 

• A Site Plan isn't required for conventional rezoning applications; however existing site 
conditions kind of dictate the layout in this instance. Primary entrnnce to resideotial 
development on Brooks Road with a secondary entrance on N. Ta1niami. Primary 
entrance to commercial component from N Tamiami . 

• Code required buffers, landscaping, open space, drainage, and parking will be provided at 
time of development order permitting. The applicant isn t ar\ticipating requesting any 
deviations or variaJ1ces at this time. 



News-Press 

Public Notices 

Originally published at news-press.com on 03/24/2024 

NOTICE OF MEETING 

TDM Consulting, Inc. will be presenting a Comprehensive Plan Map Amendment and 

Conventional Rezoning application at the North Fort Myers Community Planning & Design 

Review Panel meeting on April 2, 2024 at 6:00 pm. The meeting will be held at the North 

Fort Myers Recreation Center, 2000 Recreation Way, North Fort Myers. The applicant, 

Horizon Tamiami, LLC, is requesting to amend Lee Plan Map 1-C by adding 27.35± acres 

located at 1450, 1456, 1460 and 1470 N. Tamiami Trail, North Fort Myers into the Mixed­

Use Overlay. The applicant is also requesting to rezone the property from RS-1, C-1 and 

CG to C-1 for a consistent zoning district. For additional information please contact 

Veronica Martin with TDM Consulting, Inc. at 239-433-4231. 

March 24, 204 9989435 



AGENDA 

JOINT MEETING OF THE NORTH FORT MYERS 
DESIGN REVIEW PANEL & 

THE NORTH FORT MYERS COMMUNITY 
PLANNING PANEL 

NORTH FORT MYERS RECREATION CENTER 
2000 N. RECREATION PARK WAY 

NORTH FORT MYERS, FL 

1. CALL TO ORDER 

April 2, 2024 

6:00 PM 

2. APPROVAL OF AGENDA 

3. APPROVAL OF LAST MEETING MINUTES 

4. NEW BUSINESS -

~ 1) Pine Lakes Country Club II - Rezoning Request - Kimley-Horn 
2) 1450, 1456, 1460 & 1470 N. Tamiami Trail Comp Plan Amendment - TOM Consulting­
Veronica Martin 
3) 764 July Circle Rear Setback Variance - Norberto Menina 
4) Spring Woods Mobile Home Subdivision, Tract B site plan - Hole Montes, a BOWMAN 
company- Tyler Bonnough 

5. OLD BUSINESS 

6. OTHER BUSINESS 

7. ADJOURNMENT 

NEXT MEETING May 7th, 2024- NFM REC. CTR. 



PUBLIC INFORMATIONAL MEETING SIGN-IN SHEET 

Project No. - Name: MHPD French Parcel Date: April 2, 2024 @ 6pm 

Facilitator: NFM PLANNING PANEL L.ocation: 2000 Recreation Way, 33903 
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SUMMARY SHEET  
CPA2025-00001 – HONC 41 CPA 

ADOPTION HEARING 
 
REQUEST: 
Amend Lee Plan Map 1-A, the Future Land Use Map, to redesignate the 19.36-acre subject 
property to the Central Urban future land use category from the Suburban future land use 
category.  
 
The requested map amendment is a small-scale comprehensive plan amendment per Florida 
Statute 163.3187(1). The current future land use category does not allow industrial uses. The 
proposed amendment would reclassify the future land use category from Suburban to Central 
Urban to support a mixture of light industrial and commercial uses. The applicant has submitted 
a companion rezone application, DCI2024-00014, to rezone the property from Industrial (IL) and 
General Commercial (CG) to Multi-Use Planned Development. 
 
LPA PUBLIC HEARING:  
Both staff and the applicant’s representatives provided brief presentations addressing the 
proposed amendments, the subject property, consistency with the Lee Plan and the staff 
recommendation.  
 
Members of the LPA specifically inquired about any known improvements to US 41 in the vicinity 
of the property, access to the site, and surrounding uses. These questions were addressed by 
staff and the applicant’s representatives. 
 
LPA PUBLIC INPUT:   
No members of the public were present or provided input.  
 
LPA MOTION:  
A motion was made to recommend that the Board of County Commissioners (BOCC) adopt 
CPA2025-00001. The motion passed 4 to 0. 
 

RAYMOND BLACKSMITH ABSENT 
DUSTIN GARDNER AYE 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER ABSENT 
STAN STOUDER AYE 
HENRY ZUBA ABSENT 

 
STAFF RECOMMENDATION:    
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.  



LEE COUNTY ORDINANCE NO. 

AN ORDINANCE AMENDING THE LEE COUNTY 
COMPREHENSIVE PLAN TO ADOPT A SMALL SCALE 
AMENDMENT (CPA2025-00001) PERTAINING TO HONC 41 
CPA; PROVIDING FOR PURPOSE, INTENT AND SHORT TITLE; 
ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN 
MAP 1-A, THE FUTURE LAND USE MAP; LEGAL EFFECT OF 
THE "LEE PLAN"; PERTAINING TO MODIFICATIONS THAT 
MAY ARISE FROM CONSIDERATION AT PUBLIC HEARING; 
GEOGRAPHICAL APPLICABILITY; SEVERABILITY; 
INCLUSION IN CODE, CODIFICATION AND SCRIVENER'S 
ERRORS, AND AN EFFECTIVE DATE. 

WHEREAS, the Lee County Comprehensive Plan ("Lee Plan") and Chapter XIII, provides 
for adoption of amendments to the Plan in compliance with State statutes and in accordance with 
administrative procedures adopted by the Board of County Commissioners ("Board'); and 

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and Lee 
County Administrative Code AC-13-6, provide an opportunity for private individuals to request 
amendment to the Future Land Use Map through a small scale amendment public hearing 
process; and 

WHEREAS, the Local Planning Agency ("LPA") held a public hearing on the adoption of 
the proposed amendment on August 25, 2025. At that hearing the LPA found the proposed 
amendment to be consistent with the Lee Plan and recommended that the Board adopt the 
amendment; and 

WHEREAS, the Board held a public hearing for the adoption of the proposed amendment 
on November 5, 2025. At that hearing, the Board approved a motion to adopt proposed 
amendment CPA2025-00001 pertaining to HONC 41, amending Map 1-A of the Lee Plan, the 
Future Land Use Map. The subject parcel is located along the west side of North Tamiami Trail, 
approximately 0.25 miles south of Del Prado Boulevard North. 

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 

SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 

The Board of County Commissioners of Lee County, Florida, in compliance with Chapter 
163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, conducted a 
public hearing to review a proposed small scale amendment to the Future Land Use Map Series 
of the Lee Plan. The purpose of this ordinance is to adopt the amendment to the Lee Plan 
discussed at that meeting and later approved by a majority of the Board of County 
Commissioners. The short title and proper reference for the Lee County Comprehensive Land 
Use Plan, as hereby amended, will continue to be the "Lee Plan." This amending ordinance may 
be referred to as the "HONC 41(CPA2025-00001)". 
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SECTION TWO: ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN FUTURE 
LAND USE MAP SERIES, MAP 1-A 

The Lee County Board of County Commissioners hereby amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment to the Future 
Land Use Map Series, Map 1-A, the Future Land Use Map to redesignate the 19.36-acre subject 
property to the Central Urban future land use category from the Suburban future land use 
category. The subject parcel is located along the west side of North Tamiami Trail, approximately 
0.25 miles south of Del Prado Boulevard North. The corresponding staff report and analysis, 
along with all attachments for this amendment, are adopted as "support documentation" for the 
Lee Plan. 

SECTION THREE: LEGAL EFFECT OF THE "LEE PLAN" 

No public or private development will be permitted except in conformity with the Lee Plan. 
All land development regulations and land development orders must be consistent with the Lee 
Plan as amended. 

SECTION FOUR: MODIFICATION 

It is the intent of the Board of County Commissioners that the provisions of this Ordinance 
may be modified as a result of consideration that may arise during Public Hearing(s). Such 
modifications shall be incorporated into the final version. 

SECTION FIVE: GEOGRAPHIC APPLICABILITY 

The Lee Plan is applicable throughout the unincorporated area of Lee County, Florida, 
except in those unincorporated areas included in joint or interlocal agreements with other local 
governments that specifically provide otherwise. 

SECTION SIX: SEVERABILITY 

The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the powers 
herein provided. If any of the provisions of this ordinance are held unconstitutional by a court of 
competent jurisdiction, the decision of that court will not affect or impair the remaining provisions 
of this ordinance. It is hereby declared to be the legislative intent of the Board of County 
Commissioners that this ordinance would have been adopted had the unconstitutional provisions 
not been included therein. 

SECTION SEVEN: INCLUSION IN CODE. CODIFICATION AND SCRIVENERS' ERROR 

It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code. Sections of this ordinance 
may be re-numbered or re-lettered and the word "ordinance" may be changed to "section," 
"article" or other appropriate word or phrase in order to accomplish this intention; and regardless 
of whether inclusion in the code is accomplished, sections of this ordinance may be renumbered 
or relettered. The correction of typographical errors that do not affect the intent may be authorized 
by the County Manager, or designee, without need of a public hearing, by filing a corrected or 
re-codified copy with the Clerk of the Circuit Court. 
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SECTION EIGHT: EFFECTIVE DATE 

The small scale Lee Plan amendment adopted by this ordinance will be effective 31 days 
after adoption unless challenged within 30 days after adoption. If challenged within 30 days after 
adoption, the small scale amendment to the Lee Plan will not be effective until the Florida 
Department of Commerce or the Administration Commission issues a final order determining the 
small scale amendment is in compliance with Florida Statutes, Section 163.3184. No 
development orders, development permits or land uses dependent on this amendment may be 
issued or commence before the amendment has become effective. 

Commissioner ___ made a motion to adopt the foregoing ordinance, seconded by 
Commissioner The vote was as follows: 

Kevin Ruane 
Cecil L Pendergrass 
David Mulicka 
Brian Hamman 
District 5 

DONE AND ADOPTED this 5th of November, 2025. 

ATTEST: 
KEVIN C. KARNES 
CLERK OF CIRCUIT COURT 

BY: -----------
Deputy Clerk 

Exhibit A (Adopted by BOCC on November 5, 2025): 
Adopted existing Future Land Use Map 1-A 
Adopted proposed Future Land Use Map 1-A 

BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA 

BY: -------------Kevin Ruane, Chair 

DATE: __________ _ 

APPROVED AS TO FORM FOR THE 
RELIANCE OF LEE COUNTY ONLY 

Lee County Attorney's Office 
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STAFF REPORT FOR CPA2025-00001:  
HONC 41 CPA 
 
Privately Initiated Small-Scale Lee Plan Map Amendment   

 
 
Recommendation: 
Adopt 
 
Applicant: 
Honc Docks and Lifts, Inc. 
 
Representatives: 
Cindy Leal Brizuela, AICP 
EnSite 
 
Amended Element(s): 
Future Land Use Map 
 
Planning District: 
District 19 
 
Commissioner District: 
District 4 
 
Hearing Dates: 
LPA: August 25, 2025 
BoCC: November 5, 2025 
 
Attachment(s): 

1: Map Amendment  
2: Applicant Materials 

 
REQUEST 
Amend Lee Plan Map 1-A, Future Land Use Map, to redesignate the 19.36-acre subject 
property to the Central Urban future land use category from the Suburban future land 
use category.  

SUMMARY 
This is a privately initiated Comprehensive Plan Amendment to the Future Land Use 
Map (Map 1-A), requesting to change the future land use category from Suburban to 
Central Urban to support a mixture of light industrial and commercial uses. The 
applicant has also submitted a companion rezone application, DCI2024-00014, to 
rezone the property from Industrial (IL) and Commercial General (CG) to Multi-Use 
Planned Development.  
 
PROPERTY LOCATION 
The subject property is located along the west side of North Tamiami Trail, 
approximately 0.25 miles south of Del Prado Boulevard North. 
 

 
Figure 1: Aerial location of the subject property 

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

Lee County 
cfou.th,tt!e.ft flo,.;✓a 



PART 1 
STAFF DISCUSSION AND ANALYSIS 

  
BACKGROUND AND REQUEST 
The approximately 19.36-acre subject property is located approximately one-quarter mile south of the 
intersection of North Tamiami Trail and Del Prado Boulevard and consists of one parcel. The parcel is 
currently undeveloped. The property owner, Honc Docks and Lifts Inc., intends to create a mixed-use 
planned development consisting of commercial and light industrial uses by redesignating the future land 
use category from Suburban to Central Urban.  
 
The subject property is located within the county’s North Fort Myers Community Plan Area. Water and 
sewer connections are readily available at the site. The Future Land Use Map, Map 1-A, currently does not 
identify any wetlands on the subject property; however, the South Florida Water Management District 
has determined approximately 4.92 acres of the subject property are wetlands based on the methodology 
described in Lee Plan Objective 1.5. Therefore, these areas are considered to be within the Wetlands 
future land use category. The subject property is not located within the County’s Coastal High Hazard 
Area.  
 
The applicant has concurrently filed an application to rezone the subject property from Light Industrial 
(IL) and General Commercial (CG) to Mixed Use Planned Development (MPD), indicating future 
commercial and industrial development. The existing IL zoning includes limited uses that are consistent 
with the Suburban future land use category.  
 
Future Land Use Category 
The subject property is currently within the Suburban future land use category, which allows a mixture of 
residential and commercial uses, but specifically prohibits industrial uses. Policy 1.1.5 describes the 
Suburban future land use category and is reproduced below.  
 

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

 
The subject property contains wetlands, as determined by the South Florida Water Management District, 
that are not depicted on the Future Land Use Map. Policy 124.1.2 of the Lee Plan describes the County’s 
wetlands protection regulations. Any future development within the subject property that may impact 
wetlands or require any mitigation must first obtain approval from the South Florida Water Management 
District. Additionally, if any residential uses are proposed in the future, the allowed density may be 
impacted by the wetlands acreage.  
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Community Plan Area 
The subject property is located within the North Fort Myers Community Plan Area, which is generally 
located north of the Caloosahatchee River, west of Interstate 75 (I-75), and east of the City of Cape Coral. 
Lee Plan Goal 30, reproduced below, describes the North Fort Myers Community Plan Area.  
 

GOAL 30: NORTH FORT MYERS COMMUNITY PLAN. Improve the livability and 
economic vitality in the North Fort Myers Community Plan area by: promoting compact, mixed 
use development in the form of town and neighborhood centers; attracting appropriate 
investment to revitalize older neighborhoods and commercial corridors; stabilizing and 
enhancing, existing neighborhoods; and preserving natural resources. 

 
Goal 30 is divided into six objectives, each with supporting policies, that address neighborhoods and 
housing, centers and corridors, transportation, community facilities and services, parks, recreation, & 
conservation, and the downtown waterfront. The subject property lies within a Corridor Overlay District 
and just outside a designated Neighborhood Center. Lee Plan Policies 30.2.4 and 30.2.5 describe the areas 
within the Neighborhood Centers or a Commercial Corridor Overlay. The policies are reproduced below.  
 

POLICY 30.2.4: The following areas are designated as Neighborhood Centers 
appropriate for moderate intensity, pedestrian-oriented, mixed use development: 
Littleton and North Cleveland Avenue; North Tamiami Trail and Del Prado 
Boulevard; North Tamiami Trail and Nalle Grade Road; Hancock Bridge Parkway 
and Orange Grove Boulevard; North Tamiami Trail and Pine Island/Bayshore Roads; 
Bayshore Road and Slater Road; and Bayshore Road and Hart Road. For these areas, 
neighborhood-serving, mixed use development; pedestrian-friendly street, site, and 
Future Land Use II-97 April 2024 building designs; the incorporation of live/work, 
multi-family, and attached housing; and sidewalk and path connections to nearby 
neighborhoods, parks, and public uses are preferred. 
 
POLICY 30.2.5: Certain areas along major road corridors outside designated Town 
Centers and Neighborhood Centers, are located within a Corridor Overlay District 
with provisions in the LDC requiring enhanced landscaping, greater buffering and 
shading of parking areas, improved commercial signage, enhanced standards to 
ensure architectural quality and compatibility, and incentives for quality development. 
Within the Corridor Overlay District, deviations from landscaping, buffering, signage 
or architectural requirements may not be granted, unless the request meets the 
approval criteria for variances set forth in the LDC, Chapter 34. 

 
Planning District 
The subject property is in the North Fort Myers Planning District (District 19). Table 1(b) in the Lee Plan 
displays projected allocations for the year 2045 for each Planning District. The proposed amendment to 
the Future Land Use Map will change the subject property’s future land use category from Suburban to 
Central Urban. In District 19, the Suburban future land use category allocates 6,345 acres for residential 
development, and the Central Urban future land use category allocates 2,225 acres for residential 
development. District 19 also allocates 1,121 acres for commercial uses and 244 acres for industrial uses. 
The subject property has a total area of 19.36 acres, and the intended future development of both 
commercial and industrial uses is not anticipated to exceed the Planning District’s allocated acreage for 
those uses. 
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Surrounding Properties 
The subject property is comprised of one parcel, located on the west side of North Tamiami Trail, 
approximately 0.25 miles south of Del Prado Boulevard North.  
 

TABLE 1: SURROUNDING PROPERTIES INFORMATION 
 

 Future Land Use Zoning Existing Use 

North Suburban CPD Commercial 

East Suburban AG-2, CPD, RPD Commercial/Vacant 

South Suburban C-2, AG-2 Vacant 

West Mixed Use Residential Multi-Family Low Vacant/Residential 

 
The surrounding development includes a mix of commercial, residential, and agricultural zoning. The 
property bordering the north is a Commercial Planned Development (CPD) with auto repair services. Along 
the east side of North Tamiami Trail are undeveloped parcels zoned AG-2 and CPD, and a commercial 
parcel zoned CPD. South of the commercial parcel is the main access to Sabel Springs, a residential 
community zoned Residential Planned Development (RPD). South of the subject property is a golf cart 
retailer zoned C-2 and vacant land zoned AG-2. Directly west of the subject property is the City of Cape 
Coral. Additional details on the surrounding properties are provided in Table 1 above.  
 
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 subject 
application requests privately initiated map amendments to the Lee Plan, meaning it has been requested 
by an entity other than the County and follows the amendment process described in Florida Statutes 
section 163.3184. The applicant has met the procedural requirements in AC 13-6 and Florida Statutes.  
 
Because the applicant is proposing a new map designation within a Community Plan Area, one public 
information meeting is required prior to the application being found sufficient under Lee Plan Policy 
17.3.2. The applicant has provided the community presentation and meeting summary for the community 
meeting held at the North Fort Myers Recreation Center on July 01, 2025, at 6:00 pm. The applicant has 
met the public input requirements of Lee Plan Objective 17.1.  
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The 19.36-acre subject property is well below the 50-acre threshold for small-scale amendments, and no 
text amendments are proposed. The proposed amendments are small-scale amendments under F.S. 
163.3187, which will require one public hearing before the Local Planning Agency for recommendation to 
the BOCC and one adoption hearing with the BOCC.  
 
Small-scale development amendments may not become effective until 31 days after adoption. If 
challenged within 30 days after adoption, small-scale development amendments may not become 
effective until the state land planning agency or the Administration Commission, respectively, issues a 
final order determining that the adopted small-scale development amendment is in compliance. 
 
LEE PLAN ANALYSIS 
The comprehensive plan applies to all land use decisions within the county. Where goals, objectives, 
standards, or policies of particular elements conflict, those conflicts will be resolved based on an analysis 
of the Lee Plan as a whole. The Lee Plan analysis included in this staff report considers the proposed 
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall 
consistency with the Lee Plan.  
 
Lee Plan Policy 1.1.5 describes the Suburban future land use category, which generally allows a mixture 
of residential and commercial uses. This policy is included in full on page 2 of this report. The applicant 
contends that the existing Suburban future land use category is less appropriate for the subject property 
than the requested Central Urban future land use category. The subject property is surrounded by 
commercially zoned properties to the north and east. It is located in the North Fort Myers Commercial 
Corridor, which allows for uses that are more consistent with the Central Urban future land use category.  
In addition, the Central Urban future land use category is located approximately 860 feet to the south 
along North Tamiami Trail. North Tamiami Trail serves as an arterial roadway allowing traffic to move 
efficiently through the area. It should also be noted that the existing zoning on the subject property, IL 
(Light Industrial), allows for extremely limited uses consistent with the Suburban future land use category, 
which prohibits industrial uses.  
 
The applicant is proposing to change the subject property’s future land use category to Central Urban. 
Policy 1.1.3 describes the Central Urban future land use category and is reproduced below.  
 

POLICY 1.1.3: The Central Urban future land use category can best be characterized 
as the “urban core” of the County. These areas are already the most heavily settled 
and have, or will have, the greatest range and highest levels of public services. 
Residential, commercial, public and quasi-public, and limited light industrial land uses 
will continue to predominate in the Central Urban future land use category. Future 
development in this category is encouraged to be mixed use, as described in Objective 
11.1, where appropriate. The standard density range is from four dwelling units per 
acre (4 du/acre) to ten dwelling units per acre (10 du/acre), with a maximum total 
density of fifteen dwelling units per acre (15 du/acre). The maximum total density may 
be increased to twenty dwelling units per acre (20 du/acre) utilizing Greater Pine 
Island Transfer of Development Units. 

 
The subject property is in an area of the county that is experiencing growth. Public facilities are available 
at the site, and a variety of residential, commercial, and public uses exist around the site. The Lee Plan 
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encourages mixed-use development within both the North Fort Myers Community Plan area and the 
Central Urban future land use category.  The Central Urban future land use category allows for the same 
uses as the Suburban category, with the addition of limited light industrial uses and the use of Bonus 
Density if certain criteria are met. To develop the property with light industrial uses, the applicant will be 
required to demonstrate compatibility through a planned development.1 Therefore, the proposed 
amendment would not create incompatibility between existing uses that could not be mitigated through 
appropriate conditions. The Central Urban future land use category is more consistent with the subject 
property’s location than the Suburban future land use category.   
 
Objective 2.2 from the Lee Plan describes that future growth in Lee County should be concentrated in 
areas where public infrastructure is already in place or guaranteed, and where development can occur 
cohesively. The objective is reproduced below. 

 
OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of 
the future urban areas where adequate public facilities exist or are assured and where 
compact and contiguous development patterns can be created. Development orders and 
permits (as defined in §163.3164, Fla. Stat.) will be granted only when consistent with the 
provisions of §163.3202(2)(g) and § 163.3180, Fla. Stat. and the concurrency 
requirements in the LDC. 
 

The properties around the subject site include a mixture of developed and vacant sites, and there are 
adequate public facilities available. Development of the site will result in a cohesive and contiguous 
development pattern. There are currently public facilities and services available at the site, allowing the 
subject property to be developed in a timely manner. The proposed amendment would facilitate 
development in an area with adequate public facilities and compact development patterns, consistent 
with Lee Plan Objective 2.2. 
 
Lee Plan Goal 30 describes the North Fort Myers Community Plan Area and is reproduced on page 2 of 
this report. The subject property is situated in the North Fort Myers Community Plan Area, Goal 30 of the 
Lee Plan, which aims to enhance the livability and economic vitality of the area. The County seeks to 
achieve this goal by encouraging compact, mixed use development and revitalizing commercial corridors 
in the North Fort Myers Community Plan area. The proposed map amendment facilitates the 
development of this site, located along the North Fort Myers Commercial Corridor, and is consistent 
with Goal 30, broadly, and Policies 30.2.4 and 30.2.5. 
 
SERVICE AVAILABLITY 
Site-specific impacts to public services and the availability of services will be examined in any future 
development applications for construction on the impacted site. Preliminary analyses of the request are 
based on the “worst case scenario” for the proposed Future Land Use change.  
 
Transportation: Lee County DOT staff reviewed the reference application. The applicant for an 
amendment to the Lee Plan is required to provide information for both a short-range (5 years) and long-
range (20+ years) level of service (LOS) analysis. The 5-year analysis indicates US 41 from Bus 41 to Del 
Prado Blvd, from Pondella Rd to SR 78, Del Prado Blvd Malagrotta Cir to US 41, Littleton Rd from Corbett 

 
1 See Lee Plan Polices 5.1.5 and 7.1.2. 
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Rd to US 41, SR 78 from Corbett Rd to US 41, Bayshore Rd (SR 78) from BUS 41 to Hart Rd will operate at 
LOS “F” with and without the proposed change. 

The Long Range 2045 Horizon LOS analysis indicates US 41 from Bus 41 to Trail Dairy Cir, from Pondella 
Rd to Littleton Rd, Del Prado Blvd Malagrotta Cir to US 41, Littleton Rd from Corbett Rd to US 41, SR 78 
from Corbett Rd to US 41, Bayshore Rd (SR 78) from BUS 41 to Hart Rd will operate at LOS “F” with and 
without the proposed change. 

US 41 and SR 78 (Pine Island Rd and Bayshore Rd) are arterials maintained by the State. Del Prado Blvd is 
an arterial, and Littleton Rd is a major collector maintained by the County.  

The county roads surrounding the subject property will operate at a LOS “F” with or without the 
proposed amendment.  Transportation concurrency is non-regulatory, as per 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.” 

Mass Transit: The letter of service availability provided by LeeTran confirms that there are no existing or 
planned transit services or bus stops in the area. The proposed amendment will not negatively impact 
transit facilities. 
 
Utilities: The subject property is within the Lee County Utilities' water infrastructure, as shown on Map 4-
A, and the Florida Governmental Utility Authority’s sewer infrastructure. The proposed amendment will 
not negatively impact public utilities and infrastructure LOS.  
 
Public Facilities: The applicant has provided letters of availability for Lee County Solid Waste, Lee County 
Sheriff's Office, Lee County EMS, Lee County Transit, and the North Fort Myers Fire Department. A letter 
of availability for Lee County Public Schools does not apply to the property. The proposed amendment 
will not overburden public facilities in the area.   
 
CONCLUSIONS 
Staff has reviewed the proposed amendment and provides the following conclusions: 

• The subject property is in an area of the County that’s experiencing significant growth, and the 
property is located approximately 0.25 miles from the intersection of two major arterial roadways 
(Del Prado and US 41)  

• Public services and infrastructure are currently available at the subject property.  
• The applicant has provided all the required documentation for the proposed amendments 

according to AC 13-6.  
 
For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners 
adopt the proposed amendment as provided in Attachment 1.  
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PART 2 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: August 25,2025 

A. LOCAL PLANNING AGENCY REVIEW  
The applicants’ representatives provided a presentation addressing the requested amendment, the 
subject property, surrounding uses, and consistency with the Lee Plan. 
 
Following this, staff made a presentation addressing the requested amendments, consistency with 
the Lee Plan, and staff recommendation. 
 
Members of the LPA inquired about compatibility with the surrounding area, stormwater 
management, potential improvements to US 41, and access to the site.  These questions were 
addressed by both the applicants’ representatives and staff.   
 

B. LOCAL PLANNING AGENCY RECOMMENDATION 
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2025-
00001.  The motion passed 4 to 0. 

RAYMOND BLACKSMITH ABSENT 
DUSTIN GARDNER AYE 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER ABSENT 
STAN STOUDER AYE 
HENRY ZUBA ABSENT 

 
C. STAFF RECOMMENDATION  

Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.  

 



 

 

ATTACHMENT 1 
 

 Map 1A Existing Future Land Use Map 
 

 Map 1A Proposed Future Land Use Map 
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LL4J t.vu 1h 

Community 
Development 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

Pro,jecl Name: Hone 41 -----------------------------------------
Project Description: Amend subject property from Suburban to Central Urban to allow for industrial uses along US41/Tamiami Trail. 

Map(s) to Be Amended: _M_a_p_1A_- _Fu_lu_r_e_la_nd_u_s_e_m_a_p ___________________________ _ 

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

1. ame of Applicant: -;;H:;o~n:;-c _D_oc_k_s_a_n_d_L_if1_s,_l_nc_. ______________ 7"~~~~:JtSU~~!iil"t1rtf 
Address: 1130 Pondella Rd #3 

2. 

3. 

City, State,Zip: Cape Coral, FL 33909 

Pbone Number: __________________ E-mai l: 

Name of Contact: Cindy Leal Brizuela, AICP, MURP 
Address: 2401 Firs! SI 

City, State, Zip: Fort Myers, FL 33901 

COMMUNITY DEVELOPMENT 

Phone Number: 239-226-0024 E-mail; ClndyL@en-slte.com - - ---------------~ 
Owner(s) of Record: Hone Docks and Lifts, Inc. 
Address: 1130 Pondella Rd #3 

City, State.Zip : Cape Coral, FL 33909 

Phone Numbcr: __________________ E-maiL 

4. Property Locatfon: 
1. Site Address: 17701 N Tamiaml Trail, North Fort Myers, FL 33903 

2. STRAP(s): 22-43-24-01-00001 .0160 

5. Property InJormatiou: 

Total Acreage of Property: 19.36 Total Acreage Included in Request : _1_9_.3_6 ______ _ 

Tota l Uplands: 14.44 Total Wetlands: 0 per FLU & 4.92 per JD CluTent Zoning.: _I_L:_&_C_G ________ _ 
Current Future Land Use Calegory(ics): _s_u_bu_r_ba_n _________________________ _ 

Are,1 iD Each Future Land Use Cill'egory: 100% 

Ex isting Land Use: _v_a_c_an_t __________________________________ _ 

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

Residential Units/Den si ty: 108 Comrnerci,11 Intensity: NIA Industrial Intensity: _N_/A ____ _ 

7. Calculation of maximum allowable dr,•clopnwnt with proposed amendm<"nts: 

Res idential Units/Density: 269 'ommercia l Jntensity: NIA Jndusl ri,11 Intensity: _N_/A ____ _ 

Lee Cmrnl, Comprehensive Pl~n Map Ame11d111enlApplicalio11 F0n11 ( 12/2022) Page I of 5 



Public Facilities Impacts 

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

I. Traffic Circulation Analysis: The analysis is intended to determine the effect of the hmd use change on the Finunciully 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Cnpital Improvements Element' (5-year horizon). 
Toward that end, an applicant must submit a Traffic lmpuct Statement (TIS) consistent wiU1 Lee County Administrntivc 
Code (AC) l 3-17. 

a. Proposals affecting less than I() acres. where development parameters are contained within the Traffic Am1lysis 
Zone (T AZ) or zones planned population and employment. or wl1ere there is no change in <1llowable density/ 
inlensity. may be eligible for a TIS requirement w:iiver as Ol1tlined in the Lee County TJS Guidelines and 
AC- 13-17. Identification of al lowable density/intensity in order to dei-ermine sooio-eco110111ic data for affected 
TAZ(s) must be coordinated with Lee County Plunning staff. Otl,crwise a c11lculai-io11 of trip generation is 
required consistent with AC-1 3-1 7 and the Lee County TLS Guidelines lo dete1111ine required components of 
analysis for: 

1. Total peak hour trip generation Jess than 50 total tJ·ip ends - trip generation. 

11 . Total peak hour trip general inn from SO lo 300 tota l trip ends - trip generation. trip distribution a11d trip 
ussignmcnt (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) unalysii; 
consistent with AC-J 3-17 and TJS Guidelines). shon-tcrm (5 year) and long-range (to cune11t Lee Pinn 
horizon year) segment LOS analysis of the nearest or abulling arterial and major collector segment(s) 
identified in the Transportat"ion lnventory based on the trip generahon and roadway segment LOS analysis 
critel'ia in AC-13-17. A methodology meeting is recommended prior to submillal of the application to discuss 
use of FSUTMS. any changes lo ,malysis requirements, or a combined CPA nnd Zoning TIS s hort lcrm 
analysis. 

iii. Total peuk hour trip gcner11tio11 is over 300 total trip ends - trip generation, mode spli t. trip 
distribution and trip assig11111..:n1 (munual or FSUTMS analysis consistent with AC- 13- I 7 nnd TIS 
Guidelines). short-term (live-yeur) and long-rnnge (lo current Lee Plan horii'on ycur) segmet11 LOS 
,11rnly~is o r arterial and collector segment$ listed 111 the Tnmsporta1io11 Inventory. LOS nnalysis will 
include any portion ofrm,dway segments wi1hi11 an area three miles of1i;cl from the boundary of the 
applica1ion legal description metes and bounds survey. LOS analysis wil l ,1lso include any 
additional scgmcnl"s in the study arc.i based on the roadway scgmenl LOS analysis criteria in AC-
13-J 7. A mcthotlology meeting is required prior to submitt.il ofthcapplie;ll ion. 

b, Map amendment - grcnlcr thm1 IO acre); -A llow;1hle density/intensity will he detennincd by Lee County Plnnning. 
St~fC 

2. Provide an existing ancl l'lllul'(' conditio ns a nalysis for the following (set> Policy 95. 1.3): 
a. Sanitary Sewer 
b. Pol.ible Wuler 
c, Surface Wuter/Drainage Basins 
d. Parks, Rei:realion. and Ope11 Space 
c. Puhlic Schools 

Analysis for each of the a hove s hould include (bu! is not limited fo) the following (see the Ll'e County Concurrency 
Management Report): 

,t Franchise Area, Basin. or District i.11 which tlie property is located 
h Curren! LOS, and LOS slantlanJ ofl'iicililics serving !he site 
c. Pmjcctecl 2030 LOS under cxisling designation 
d Projected 2030 LOS under proposed designation 
e. Existing, infraslrncturc, if any, in 1hc immctliatc area with the po1e11tial lo serve the subjccl property 
f lmprovcments/cxpa11sions eu1Tc111ly programmed in 5 year CIP. 6-10 year CJP, and long range improvements 
g. Provide n lelter of' service availabilily from the apprnprintc ui-ility for s;mitary sewer :rnd potable water 
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In addit"ion to lhc above analysis, provide tlie following for potable wal'cl': 

a. Detennine the availability of water suppJy within lhe franchise area using the current water use allocation 
(Consumptive Use Permit) based on the annual average dajly withd1:awal rate. 

b. Inc lude the cmTellt demand and t·he projected demand under the existing designation, and the projected demand under the 
proposed designation. 

c. lnclude the availability of ITeah11ent facilities and lrnnsmission lines for reclaimed water for inigation. 
d. Lnclude any other waler conservation measures that· will be applied t·o the site (see Goal 54). 

3. Provide a letler from the appropriiltc agency determining the adequacy/provision of exis ting/proposed Snpporl 
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 

In reference to above. the applicant must Sl1 pply the responding agency with the information from application items 
5, 6, and 7 for their evaluation. This applioatioJ1 must i11cl~1de the applicant's correspondence/request to the 
responding agency. 

Environmental Impacts 
Provide an overall analysis of the character of the subject property and su1Tountling properties. and assess the she's suiu1bility 
fo r the proposed change based upon the following: 

I . A map of ll1e Plant Communities as defined by the Florida Land Use Cover and Clussification system 
(FLUCCS). 

2. A map and description of the soils found 011 tl1e property ( identify the stiurce or the infonnation). 
3. A t·opogn1phic map depicting the property boundaries a11d I 00-ycarflood prone areas indic,1ted (as idenrified by FEMA). 
4. A map delineating the property boundaries on the moi.;t recent Flood Jnsur.ince Rnte Mup. 
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 anct animal) listed by federal, state 

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

impacts on Historic Resources 
Lisi al l historic resources (including slruclrne, districts, and/or archaeologically sensitive areas) and provide an analysis of 
the proposed change's impact on lbese resources. The following should be included ,vith the analysis: 

L A map of any his toric districts and/or sites listed on lhe Florida Masler Silo Pile which are loc;aled on lhc subject property 
or adjc1c:ent properties. 

2 A map showing the subjecl property loc,1tion 1m the archaeological sensitivity map for LeeCourily. 

Jntenrnl Consistcncv with the Lee Plan 

I. Discuss how the proposal affects established Lee County population projections, Lee Plan Table I (b) und the totul populati,rn 
capucity Qf the Lee Pl.in Future Land U~eMup. 

2 List all goals and objectives of the Lee Plan thal are affected by tl1e propt>sed amendment or thnt affect the subject property, 
This analysis sholtld include an evahrntion ~1f all relevant policies under each goal andobjectivc. 

3. Describe how the proposa l affects adjacent lm:al governments and lhch comprehensive plans. 

State Policy Plan aud Regional Policv Plan 

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

Justifv the proposed amendment based upon sound planning principles 

Support all conclusion~ made in this justificntion with adequate data and analysis. 

Planning Communilies/Communitv Plan Area Requirements 
Ir located within u planning comn111nily/con1111unity plan area. provide u meeting summary documenl of the rcqltircd public 
informationa l session [Lee Plan Goal 17]. 
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Skrtch and Legal Description 

The cerlitiec.l legal desc1iption(s) and certifi ed sketch of the de 'L'riplion for 1he property subject to the requested change. A 
metes oml bounds legal descrip1ion mL1st be submitted specifically de~crib ing lhc entire perimeter boundary of the property 
wi1h accura te beari11gs <1ud di tances for every line. The sketch must be lied lo the slate plane coordinate system for tbe 
Florida West Zone (Norl11 Arneri ·u Damm of J 983/1990 Adjustment) witb two coordinates, one coordina1e bejng the po int of 
beginning and the other an opposing comer. Jfthe subject property contau1s we1lands or the proposed ame11d111ent include~ 
more than one land use category a mete and bounds legal description, as described above, must be submitted in addition to 
the perimeter boundary oflhe property fo r each wetl and or fu1L1re land use category. 
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SUBMITTAL REQU IREMENTS 

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) 

Comp leted Application (Exhibit - MJ) 

Disclo~tll'e or interest (Exhibit - M2) 

Smrnunding Property Owner List, Mailing Labels ~nd Map For All Parce ls Within 500 Feet of lhc Subjecl Property 
{Exhibit - M3) 
Existing Future Land Use Map (Exhibit - M4) 

Map and Description of Existing Land Use. (Nol Designations) of the Subject Property and Surrounding rroperlies 
(Exhibit - MS) 
Mau and Descri'otion of Existing Zoning of the Subject Prnpertv and Surroundinu Pruuerties (Exhibit - MG) 
Signed/Seoletl Legal Descr1ption and Sketch of the Descrip lion for Each PLUC Proplised (Exhibit - M7) 

Copy oflhc Dced(s) orthc Subjccl Property (Exhibit - MS) 

Aerial Map Showing the Subject Property and Surrouncli11g Properties (.Ex hibi t - M9) 

A11IJ1orjzution Le11er From the Property Owner{s) Authorizi llg the ApuLicaJll to Represent tbc Owner (Exhibit - Ml OJ 
Proposed Amendmen1s (Exhibit - M 1 I ) 

Lee PlaJJ Analysis (Exhibit - M 12) 
Envi ronmental lmnacls /\na lv~is (Exhibil- M13J 

Historic Resources lmpuct A1rnlysis (Exhi bit - M 14) 

Public Facilities Jmpacts Amilysis (Exhibil - MI 5) 

Traffic Circulatio11 Analysis (Exhibit·- M 16) 

Exi~ ling und Future Conditions Amilysis -
Sani tary Sewer, Potable Waler, Surracc Watcr/Druinage Basins. Park und Rec. Open Space. Public Scl1ools (Exhibit -
Ml 7) 

Lc ll er ofDc1e1111inalion For the Adequacy/Prnvision ofEx isti ng/Prnposed Support Faci lities - Fire 
Prntect ion, Emergency Medical Service. Law Enforcemenl. So lid Waste. Mass Transit. Schools 
(Exhib il - M 18) 

Slali: Pol icv Ph111 and Regional Poli cy Plan (Exhibit - M 19) 

.Justification of Pronoscd /\111cnd111cn1 (Exhibi t - M20) 

Planning Co11111rnni ti es/Co111111unity Plan /\rea Requirements (Exh ibit - M2 1) 

APPLLCA T- PLEASE OTE: 

Changes to Table l(b) that relate directly 'lo uncl are udo ptcd simultaneously with a fururc la nd use map a111c11dmcnt may be 
~ )lJSidercd us part of this upp lic tllion for a map amcJ1Ctm nl. 

Once staff has determined the upplicat ion i sufficien t for review, 15 omplel'e copies will be req uired to be sub111i1ted lo s1aff. 
The~e copies will be used for Local Pl an ning Agency hearings, Board of County 0111111issioners hearings. aud State 
Reviewing Agencies , St,1ffwi ll notify th e applicant prior to each hearing or mail oul to obtain the required copies. 

If you hu ve any quesl ions reg:.irdlng lhis application, please conracl the Plmning Section al (239) 533 -8585. 

Lee 'oun1y Cr11111uchcnsivc Pinn Map A111eml111e111 Application Form ( 12/2022) 



AFFJOAVIT 

I, Daniel Stovall , certify that Jam the owner or authorized representative of the 
property described herein, and that all answers to the questions in this application and any sketches, data, or 
other supplementary matter attached to and made a part of this application, arc honest and trne to the best of 
my knowledge and belief. J also authorize 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 
through this application. 

Sig~ I 

Daniel Stovall 

Printed Name of Applicant 

STA TE OF FLORIDA 
COUNTY OF LEE 

Date 

The foregoing instnunent was sworn lo ( or affirmed) and subscribed before me by means of ii physical 
presence or D onJine notarization on - \~date) by _D_a_n_le_l S_t_ov_a_ll ________ _ 

name of person providing oath or affi1mation), who is personally known to me or who has produced 
· \J · · (type of identification) as identification. 

~ '--( QY\ ' 
(Name typed, printed 01· stamped) 

• Nolary Publlo Stale o/ Florida f. 
Amanda Yancey !• 

My Comn,lulon HH ◄ 6s.12c, 
E~plres 11116/2027 
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DISCLOSURE OF INTEREST 
AFFIDAVIT 

BEFORE ME this day appeared Daniel Stovall, who, being first duly swam 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 22-43-24-01-00001.0160 and ls the subject of an Application for a 
Comprehensive Plan amendment (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. 

Name and Address 

Web/Dlscolsureoflnterest (02/2020) 

Percentage of 
Ownership 

Page 1 



Under penalty of perjury, I declare that I have read the foregoing and the facts alleged are 
true to the best of my lmowledge and belief. 

Daniel Stovall 
Print Name 

••rn•••••NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALS"" ~•~" 0 ' 

ALL OTHER APPLICAilON iYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OF LEE 

The foregoing instrument was sworn to (or affirmed) and subscribed before me by 
means of !ZI physica l presence or D online notarization , on --------=----- (date) 
by Daniel Stovall (name of person providing oath or affirmation), who isJpersonally known 
to melor who has produced ______________ (type of identification) as 
identification. 

STAMP/SE/\ 

Notary Publlo 11111 ol Plorldo 
Chlo Riccardi 

My Commlulon HH 0;02oe 
Explroa 10110120211 

Web/Dlscolsureof lnleresl (0212020) 

0 JA1o-t KiuoYcll 
Signature of Notary Public 

Page 2 
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RUOFF KELLY A 

225 OLD OAK LN 
.JEANNETTE PA 15644 

ENTRADA COMMUNITY ASSN INC 
12<150 WHITEHALL DR 
FORT MYERS PL 33907 

ISLES OF PORTO VJSTA COMMUNITY 
FLORIDA SKYLINE MGMT 
22163 MAJESTIC WOODS WAY 
BOCA RA TON FL 33428 

ISLES OF PORTO VISTA 
FLORIDA SKYLINE MGMT 
22 163 MAJESTIC WOODS WAY 
BOCA RA TON FL 33428 

ISLES OF PORTO VJSTA 
FLORIDA SKYLlNE MGMT 
22163 MAJESTIC WOODS WAY 
BOC' A RATON PL 33428 

ISLES OF PORTO VJSTA 
FLORIDA SKYLINE MGMT 
22163 MAJESTIC WOODS WAY 
BOCA RATON FL 33428 

ISLES OF PORTO VISTA 
FLORIDA SKYLINE MGMT 
22163 MAJESTIC' WOODS WAY 
BOCA RATON FL33428 

ENTRADA COMMUNlTY ASSN lNC 
I 2650 WI JITEI LALL DR 
FORT MYERS FL 33907 

STOR NOW FLORIDA LLC 
PO BOX 759 
EAGLE ID 836 I 6 

GARGANO ANTHONY .I TR 
ANTHONY .I. GARGANO. TRUSTEE 
8695 COLLEGE PKWY STE 201 
FORT MYERS FL 33919 

DEL PRADO CAPE CORAL DEVELOPME 
23 190 FASHION DR STE 202 
ESTERO FL 33928 

ENTRADA PARAMOUNT LLC 
20900 NE 30Tl J A VE lf.603 
A VENTURA FL33 l 80 

ISLES OF PORTO VISTA COMMUNJTY 
FLORIDA SKYLINE MGMT 
22163 MAJESTIC WOODS WAY 
BOCA RA TON FL 33428 

ISLES OF PORTO VISTA 
FLOR1DA SKYLINE MGMT 
22163 MAJESTIC WOODS WAY 
BOCA RATON FL 33428 

JSLES OF PORTO VJSTA 
12734 KENWOOD LN II 49 
FORT MYERS FL 33907 

ISLES OF PORTO VISTA 
FLORIDA SKYLINE.MGMT 
22163 MAJESTIC WOODS WAY 
BOCA RATON PL 33428 

ISLES OF PORTO VISTA 
FLORI DA SKYLINE MGMT 
22163 MAJESTIC WOODS WAY 
BOC' A RA TON FL 33428 

HOLZINGER RIC'HARD TR 
3405 HANCOCK BRIDGE PKWY STE A 
NORTH FORT MYERS FL 33903 

LANCASTER JAMES 
829 NOR WEST RD 
KJNGSTON ON K7P 2N3 
CANADA 

17521 N TAMJAMJ TR LLC 
13:123 ROSISWOOD LN 
NAPLES FL 34119 



P.igcBrc.ik 

KLAMNER SAMUEL TR 
J970 CAPE COLE BL VD 
PUNTA GORDA FL 33955 

17630TAMIAMITRAILNFM LL 
4850 TAMIAMI TRL N #200 
NAPLES FL 34 I 03 

SABAL SPRJNGS HOME WNERS 
3410 CLUBVIEW DR 
NORTH FORT iJYERS PL 33917 

SABAL SPRINGS HOMEOWNERS ASSOC' 
3410 CLUB VIEW DR 
N RTH FORTMYERS FL J 917 

PUBLIX SUPER MARKETS lN 
TAX AND TREASURY 
PO BOX 32018 
LAKELAND FL 33802 

BAJRD MIKE & GWEN 
7 OUTH.HARBOUR DR 
BOBCA YGEON ON KOM 1 AO 
'ANADA 

BYLJCKJ RlCHARD 
28 OARFlELD A VE 
FARM! GDALE NY 11735 

HALE HRISTOPHER S OTT 
1532 US HWY 41 S 259 
VENICE FL 34293 

LINDNER GERALD & GRACE 
3947 DEL SOL LN #204 
CAPE CORAL FL 33909 

TEXIDOR JEANETTE 
3947 DEL SOL LN #302 
CAPE CORAL FL 33909 

PugeBreuk 

17750 N TAM IAMI TRAIL RE LLC 
1170 PITT FORD VICTOR RD #275 
PITTSFORD NY 14534 

NFM DEVELOPMENT LLC 
17570N TAMlAMI TRL STEZ 
NORTH FORT MYERS FL 3390 

SABAL SPRING IIOMEOWNERS AS QC' 
3410 CLUBVfEW DR 
NORTH FORT MYERS FLJ39l7 

DEL PRADO HWY 41 LLC 
310 STRAND ST #4 2 
ALEXANDRIA VA223l4 

SANDHU ROSY 
20TYLER RD 
LEXINGTON MA 02420 

OBERCASH ALI IA 
1011 NEWHOPEST #lO0A 
NORR ISTOWN PA 19401 

VJANESTBARBARA UE 
3947 DEL SOL LN #20 1 
CAPE CORAL FL 33909 

CAPE 75 LLC 
2180 ll'vfT\10KALEE RD STE 313 
NAPLES FL 341 IO 

MORAN PA TRJClA A TR 
2857 S LOWE A\ E 
CHICAGO lL 606 16 

OLSON JAN ICE J 
3947 DEL SOL LN #3 03 
CAPE CORAL FL 33909 

Page Brcnk 



PagcBrcak 

TRUJILLO FAUSTO& 
3947 DEL SOL LN #304 
CAPE CORAL FL 33909 

FERRARA GERALDINE A 
3953 POMODORO ClR #102 
CAPE CORAL FL 33909 

LONG-CAMPBELL SHERRI LYNN ➔ 

920 NE 11TH ST 
CAPE CORAL FL 33909 

SIMON OFFENBERG LLC 
SINGER BERGER PRESS 
23500 MERCANTILE RD STEA 
BEACHWOOD OH 44122 

DWORJANYN PAUL & JESSJCA 
3953 POMODORO CIR #204 
CAPE CORAL FL 33909 

MISKOVICH LYNETTE RINCHOFER 
3953 POMODORO C'lR t/302 
C/\PE CORAL FL 33909 

WOODY CAROL ANN 
3953 POMODORO CIR #304 
CAPE CORAL FL 33909 

ALKA TIB JAMAL & 
3957 POMODQRO CIR # 102 
CA PE CORAL FL 33909 

TRACY .JACQUELINE A LIE 
3957 POMODORO C'IR #104 
C/\PE l'ORJ\L FL 33909 

MISHLER G/\IL EVEL VN TR 
3957 POMODORO CIR #202 
CAPE CORAL FL 33909 

Piigc 8reul< 

PagcBrcak 

DENT JUDITH TR 
3953 POMODORO CIR # 101 
CAPE CORAL FL 33909 

MARTrN JACKIE W & JUDITH K 
3953 POMODORO CIR # 103 
CAPE CORAL PL 33909 

UNKNOWN IJEIRS OF 
3953 POMODORO CIR #201 
CAPE CORAL FL 33909 

WESTMOEJON & PAMELA 
3953 POMODORO CIR #203 
CAPE CORAL FL 33909 

Tl IORNTON CARL K .fR 
3Y53 PUMODORO CIR #30 1 
CAPE CORAL FL 33909 

SHELDON JOAN 
3953 POMO DORO cm #303 
C/\PE COR/\L FL 33909 

GOLDEN DAGGER LLC 
1631 DEL PRADO BL VD S #300 
CAPE CORAL FL 33990 

BARZ PATRJCJA TR 
3957 POMODORO CIR 1/103 
C'APE CORAL FL33909 

MCGARRAH LARRY .l & !NAM TR 
2901 VALLEY VIEW DR 
SPRINGD/\LF. /\R 72762 

SHEPPARD SHIRLEY 
3957 J>OMODORO C'lR #203 
CAPE CORAL FL 33W) 



PagcBreak 

VILJO N CLARRY MARTIN & 

PO BOX C'H492 CHISIPIT HARARE 
MASHONALAND 
ZIMBABWE 

TA FREE STRA TEGlES LLC' 
DAVID R BROCKWELL 
1728 SW CIMARRON COURT 
PALM CITY FL 34990 

DORAN STEPHANIE R 
144 SE 20TI I ST 
CAP · ORAL FL 33990 

FRANCO LUIS A BEL TRAN & 
3961 POMODORO crR # 102 
CAPECORALFL 33909 

MAZZOCCI II BLAJSE & MARJAN 8 
1116 JACKSON PL 
BALDWIN NY I 1510 

MCLAREN TERR EN E & CARLA 
3% I P MODORO JR 11202 
CAPE CORAL FL 33909 

UDC PACIFIC LLC 
2401 LAKEWOOD RANCH BLVD # 1213 
LAKEWOOD RAN H FL 34240 

CAMM .IOSEPL-l & AROL 
3%1 POMODORO CIR UNIT 302 
CAPE CORAL FL 33909 

RlCEDAVJD + 
18314 HAMPTON HILLS DR 
HUMBLE TX 77338 

OBERDIER LISA A 
3965 POMODORO CIR #102 
CAPE CORAL FL 33909 

Pag Brc.ik 

PagcBl'eak. 

ROJAS CARLOS A & LILIANA C 
311 E 13TH ST 

APE CORAL PL 33990 

JSLE PROPERTY VENTURES LLC 
TROY CARROTHER 
W72NI l70AUGU TA LN 
CEDARBURG WJ 5 012 

LA fER F SCOTT 
5510SW 12TJ IAV 
CAPE CORAL FL 33914 

VAN HEYNBGEN DOREEN L/ · 
396 1 POMODORO ClR # 103 
CAPE ORAL FL 33909 

ORTEGA LUZ 
3%1 POMODORO IR #201 

APE CORAL FL 33909 

GOLDEN DAGGER LLC 
1631 DEL PRADO BLVD #300 
CAPE CORAL FL 33990 

SJMON OFFENBERU LLC 
INGER BJ;:RG 'R PRES 

J9667TURNBERRY WAY #24K 
AVE TURA FL33180 

CI-IRJSTIANO CYNTHIA L TR 
396 I POMODORC IR 11303 
CAPE CORAL FL33909 

PETERSFELDT FRANCISCO JAVIER D 
GABRJELE TERGlT PROME ADE 21 
BERLIN 10963 
GERMANY 

BIELECKI MARIUSZ R 
777 N ASHLEY DR UNlT 2513 
TAMP A FL 33602 

Page Brenk 



Page Break 

OFT 2004 LLC 
BERNARD OFFENBERG 
19667 TURNBERRY WAY APT SD 
A VENTURA FL 33180 

MARCHESE MARIA A TR 
3965 POMODORO CIR #202 
CAPE CORAL FL 33909 

VA NDECASTEELE JULfEN & 
396S POMODORO CIR UNIT 204 
CAPE CORAL FL 33909 

MCGEE MARTIN & KAREN MARIE 
3965 POMODORO CIR UNIT 302 
CAPE CORAL FL 33909 

FREDERICO JOSEPH A SR & 
43 KIPPEN DR 
WILLIAMSTOWN NJ 08094 

VIVIANI CHARLES JOSEPH & 
1956 FORD ST 
BROOKLYN NY 11229 

LORITZ ANITA M & 
W4242 HlLt TOT1 DR 
FOND DU LAC WI 54937 

PRACHER LANNIE HELEN & 
39S6 POMODORO CIR 11202 
CAPE CORAL FL J3909 

KRIEGER RONALD .I & JUDITH L 
3956 POMODORO CIR 11204 
CAPE CORAL PL 3390◊ 

KENNEDY ROBERT E <'II 
3956 POMODORO C'IR #302 
CAPE CORAL FL 33909 

Page Brc.ik 

SIMMONDS KATHI 
3830GOLF VJSTA DR 
LAPEER Ml 48446 

Pr1gcBreak 

MURACZEWSKJ DA YID 
3965 POMODORO CJR 11-203 
CAPE CORAL FL 33909 

UPSHAW SHTR LEY A LIE 
3965 POMODORO CIR #JOI 
CAPE CORAL FL 33909 

ARMENTEROS CACILIE D 
3965 POMODORO CIR #303 
CAPE CORAL FL 33909 

I JONAS MIC! lAEL A & .JOANNE LUE 
3956 POMOOORO CIR #I OI 
CAPE CORAL FL 339()9 

XAVIER INVESTMENTS UC 
4313 BREWSTER LN 
WEST PALM BHACH FL334 I 7 

STUMPFIG REBECTA + 
3956 POMO DORO CIR #20 I 
CAPE CORAL FL 33909 

NEG.RON DIANA 
JQ56 POMODORO CIR 1120:, 
(" APE CORAL FL 3390\l 

GILLELAND OWEN 13 III 
395C> POMODORO CIR UNIT 301 
CJ\PE CORAL FL 33909 

REYES PAUL& 
3956 POMODORO CIR 11303 
CAPE CORAL FL 33909 



CHILELLJ ROSINA 
131 KILBURN RDS 

Page Break 

WEST I fEMPSTEAD NY 11552 

SCJ 1ARMACl I PA TRJCIA M TR 
3964 POMODORO CIR #102 
CAPE CORAL FL 33909 

COMFORT HOUSE PROPERTIES LLC 
2514 GRAND CENTRAL PKWY /1 10 
ORLANDO FL 32839 

MEYERS MICHAEL T & 
3964 POMODORO CIR #202 
CAPE CORAL Fl 33909 

GARCJA ANA l LIE 
3964 POMODORO CIR #204 
CAPE CORAL FL 33909 

MONGER BERTRAND 
JO I DU GRAND-PRE 
BASSIN QC G4T 082 
CANADA 

GONZALEZ CANDAC'Ji 
3969 POMO DORO CJR ff IO I 
CAPE CORAL FL 33909 

lR VING TERRY L + 
300 NE 19TH CT APT 104N 
WILTON MANORS FL 33305 

ARROYO EDDIE 
3969 POMODORO CJR #201 
CAPE CORAL FL 33909 

ALUI\NC'c WC LU' 
703 SA RA TOGA DR A PT 326 
NAPA CA 94559 

KEATING JENNY + 
I 135 SE 16TH ST 

PngcBreak 

CAPE CORAL FL 33990 

ABRAJ !AO NAT ALIA SALO MAO 
932 CARLETON RD 
WESTFIBLD NJ 07090 

MISCHJTELLJ VINCENT A & 
3964 POMODORO CIR #201 
CAPE CORAL PL 33909 

STILLWELL .TILL ELIZN3ETH 
3964 POMODORO CIR #203 
CAPE CORAL FL 33909 

ZLOTY DANIEL 
214 FISRRAGINE CRESCENT 
BRADFORD \.VEST GWILLMBURY ON L3Z 4K I 
CANADA 

SfMPSON SARAH T & 
3964 POMODORO CIR #304 
CAPE CORAL FL 33909 

T t\Bi\CHNIC'K THOMAS T TR 
533 W OLD SLEIGH LN 
APPLETON WI 54913 

BARRJ S STEFAN K 
MEJS.ENWEG 55 
HERRENBERG BW 71083 
GERMANY 

LJSOWSKI OLGIERD & LIDIA 
3969 POMODORO CIR #202 
CAPE CORAL FL 33909 

AM JES GORDON C & YVONNE J 
413-38 HARBOUR ST 
PORT DOYER ON NOA INO 
CANAD/\ 



PagcBrcuk 

GONNELLA JOSEPH TR 
3969 POMODORO CIR #30 1 
CAPE CORAL FL 33909 

ALFAK110URY FARIS NlCOLA & 
9129 MIGNONETTE ST 
RANCHO CUCAMONGA CA 91701 

PagcBreok 

T Al T APU TEXAS LLC' 
PO BOX 233 TAI TAPU 
C'HRISTCHLIRCH 7645 
NEW ZEALAND 

ROX VlLLAS LLC' 
442 WEST KORTSEN ROAD 101 
CASA GRANDE AZ 85122 
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Exhibit MS - Existing Land Uses 
Hone 41 

· 770 I N Ton-,iom, Trail 
Norn-, Fort r.~,crs FL 339C3 

Legend 

Subject Property 
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Exhibit M6 - Existing Zoning 
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CENTERLINE 

RBH PMH J';/50' TC-B1-Ll6 3048 DEL PRADO BL VD. S,, SUITE JOO 
t---~----1~--~--~------1 CAPE CORAL, FLORIDA 33904 

Ii, 
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C,A, 

1/E.E. 
S,R, 

POINT OF COMMENCEMENT 
P□JNT OF BEGlNNING 
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INGRESS/EGRESS EASEMENT 
STATE ROAD 

SKETCH DATE FILE ND, SHT.- I PHOND (e39) 257-2624 
5/14/25 43-24-22 □F - 2 FAX1 (239) e:57-2921 

FLORIDA CERTIFICATE OF AUTHORIZATI□N LB692l 

SKeTC/1 I OeSCR/PTION NOTES.-
I, BASIS OF BEARING SHOWN HEREON TAKEN FROM THE WESTERL Y 

SKETCH TD ACCOMPANY JJESCRJPrJONi RIGHT-OF-WAY LINE OF TAHTAHl TRAIL. AS BEtNG S.15"38'4:J'E, 
A PARCEL OF LAND BEING A PORTION OF e. FIELD NOTES IN TAHIAHI CITY, 
LOTS 16, 17, 18, 19, 20, 2 1, 22, 23, 24 &25, 3, SUBJECT TD EASEMENTS AND RESTRICTIONS or RECORJJ, 

BLOCK 1 TAMJAMJ CJTY 4, THIS CERTIFICATION JS ONLY FOR LANDS DESCRIBED HEREON, IT 
<PLAT BOOK 9, PAGES 6-7) ' IS NOT A CERTIFICATION OF TITLE, ZONING OR FRE£JJO/f OF 

SECTION 22, TOWNSHIP 43 SOUTH, RANGE c4 EAST, ENCUMBRANCES, 
PUBLIC RECORDS OF LEE COUNTY, FLORIDA 5 , THIS HAP/PLAT IS CONSIDERED SIGNED USING A DIGITAL SEAL IN 

Sl!.li l:.'XN /8/T •A ", SHEET 2 Of' 2 FOR DHSCR ll'TION 

THIS JS NOT A BOUNDAR 11 SURVEY 

SECTION SECTION 
16-43-f.'4 J:J-43-24 

SECTION 
eJ-43-e4 

P.O .B. 
N. W. CORNER OF 
LOT 16, BLOCK I 

TAHIAHJ CITY 
(PLAT BOOK 9, 

PAGES 6-7) 

P.O.C. 
N. 1,/, CORNER OF 

SECTION 22-43-24 
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ACCORDANCE VITH THF: APPLICABLE STATE LAVS AND STATUTES rs 
668,00/ - 0061 FS 668.SOJ rs 47e,Oc5J 5J-/7,06c, FLORIDA 
ADHINISTRATIVE CODE, STATE or FLORIDA, 

6. THIS SKCTCH JS JNTtNDrD TD Bf VJEVED AS AN 
B 112' >< J.4', 150 SCALE IJRAVING. 
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SHEET I OF 2 SCALE IN FEET 



DESCRIPTION TD ACCOMPANY SKETCH 

EXHIBIT "A" 

A PARCEL OF LAND BEING A PORTION OF 
LOTS 16, 17, 18, 19, 20, 21, 22, 23, 24 & 25, 

BLOCK I, TAMIAMI CITY, 
(PLAT BDDK 9, PAGES 6 - 7> 

SECTION 22, TDVNSHIP 43 SOUTH, RANGE 24 EAST, 
PUBLIC RECORDS OF LEE COUNTY, FLORIDA 

DESCRIPTION: 
A PLOT DR PARCEL OF L AND LYING IN A PORTION DF LOTS 16, 17, 18, 19, 20, 
21, 22, 23, 24 AND 25, AS RECORDED IN PLAT BOOK 9, PAGES 6 THROUGH 7, 
PUBLIC RECORDS DF LEE COUN TY, FLORIDA, SAIJJ PLOT DR PARCEL OF LAND 
BEING MORE PARTICULARLY .DESCRIBED AS FDLLDl;/S1 

COMMENCING AT THE NDRTHVES T CORNER OF SECTION 22, TDVNSHIP 43 SOUTH, 
RANG£ 24 EAST, THENCE RUN S,01 •22 10l'W, ALONG THE VEST LINE OF SAID SECTION 
TD THE NORTHWEST CORNER OF TH£ AFORESAID LO T 16, BLOCK 1, FOR 1,653,65 
FEET, FDR A POINT DF BEGJNNJNGJ THENCE RUN N.74•2J 'JYE, ALONG THE NOR THERLY 
LIN£ OF SAID LOT 16 TO A POINT ALONG TH£ WESTERLY RIGHT OF WAY LINE OF 
TAMIAMJ TRAIL (U,S. 41 / S.R, 45, 250,00 FEE T WIDD, LYING 50,00 FEET WESTERLY 
DF THE EASTERLY LINE OF THE AFORESAID BLOCK 1, FDR 629.73 FEETJ THENCE 
RUN S.15.38 '45'E., 50,00 FEE:T WES TE:RL Y, AS MEASURED ON A PERPENDICULAR 
AND PARALLEL TD SAID EASTERLY LINE OF BLOCK 1, TD A POINT ALONG THE 
SDUTHERL Y LINE OF THE AFORESAID L OT 25, FOR 999.70 FEETJ THENCE RUN 
s.14 •2r15'W, ALONG SAID SDUTHERL Y LINE TD THE WEST LIN£ OF SAIJJ BLOCK 1, 
BEING A POINT ALONG THE AFORESAIJJ WEST LIN£ OF SECTION 22, FDR 935.61 
FEE:T; THENCE: RUN N.01'22 '01 #£ , ALONG SAID h'E:ST LINE DF BLOCK 1 AND 
SECTION 22, FOR 1045,45 FEET; TO THE POINT OF BEGINNING, 

CONTAINING 782,432 SQUARE: FEET DR 17.96 ACRES, MOR£ DR LESS, 

BEARINGS ARE BASED ON TH£ AFORESAID WEST LINE OF SE:CTION 22, TOWNSHIP 
43 SOUTH, RANG£ 24 £AST, AS B£ING S,OJ-22 '01 ' W, 

Phill ip M Digita lly signed by 
Phillip M Mould, 

Mould, LS65 l 5, L56515, State of Florida 

St t f Fl 'd Date: 2025.05.16 
a e o on a oa:14:25 -04•00· 

PHILLIP M, MOULIJ 
PROFESSI ONAL SURVEYOR AND MAPPER, LS6515 
MAY 14, 2025 

SHEET 2 OF 2 
TC-Bl -L16 



Kevin C. Karnes, Lee County Clerk of the Circu.it Court & ComptroUcr 
INSTR# 2024000064927; DocTy1Je D, Pages 2, Recorded 3/7/2024 at 10:30 AM, DeputyClerk CMASSEY 
Rec Fees: $18.50 Deed Doc: $11 ,550.00 ERECORD 

Prepared By and Return To: 
Title Plus, LLC 
Attn: Kris Unkrlch 
6609 Willow Park Drive, #201 
Naples, FL 34109 

Consideration: $1,650,000.00 
Order No.: PLUS-23-294 

Property Appraiser's Parcel I.D. (folh;,) Number: 
22-43-24-01-00001 .0160 

SPECIAL WARRANTY DEED 

THIS SPECIAL WARRANTY DEED made this March .d_, 2024 by Lisa T. Morrison, a married person 
whose address is 2040 Ellejoy Road, Seymour, TN 37865 and Jon Tyus, a married person whose post 
office address is 1268 Tittsworth Rd;, Seymour, TN 37865 (the "Granter"), and Honp Docks and Lifts, Inc., 
a Florida corporation whose post Qffice address Is 1130-3 Pondella Road, Cape1 Coral, FL 33909 (the 
"Grantee"): 1 

(Wherever used herein the tenns "Granter" and "Grantee" include all the parties to this instrument and the 
heirs, legal representative and assigns of individuals, and the successors and assighs of corporations.) 

! 
WITNESSETH: That the Grantor, for and in consideration of the sum of Ten And No/100 Dollars ($10.00) 
and other valuable consideration, receipt whereof is hereby acknowledged, hereby igrants, bargains, sells, 
aliens, remises, releases, conveys and confinns unto the Grantee, all that certain land situated In County 
of Lee, State of Florida, viz: 

lots 16, 17.18, 19, 20, 21 , 22, 23, 24 and 25, Btock 1, Tamiami City, according to ttie plat thereof as 
recorded in Plat Book 9, Page 6, of the Public Records of Lee County, Florida, less tlle Easterly 50 feet for 
right-of-way of State Road 45. I 

Grantor(s) warrant that at the time of this conveyance, the subject property Is not thb Grantor's homestead 
within the meaning set forth In the constitution of the state of Florida, nor Is it co~tiguous to or a part of 
homestead property. I 

Subject to encumbrances, easements and restrictions of record and taxes for 2024. 

TOGETHER with all the tenements, hereditaments and appurtenances thereto ~longing or In any wise 
appertaining. I 

TO HAVE AND TO HOLD the same in Fee Simple forever. 
J 
1 

AND the Granter hereby covenants with said Grantee that the Granter is lawfully seized of said land In fee 
simple; that the Grantor has good right and lawfur authority to sell and convey !said land; and hereby 
warrants the tllle to said land and will defend the same against the lawful claims of f ll persons claiming by, 
-through or under the said Granter, b:ut no further or otherwise. . 



INSTR# 2024000064927 Page Number: 2 of 2 

• I 
IN WrTNESS WHEREOF, ~ Gran1or has caused these presents to be executed In tts name, and Ila 
COl'pOtale seal to be hereunto1 affixed, by Its proper offloers duly authorized, p,e day and year ftrst above 
written. ' 

STATE OF TENNESSEE 
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AFFIDAVIT OF AUTHORIZATION 

APPLICATION IS SIGNED BY INDIVIDUAL OWNER, APPLICANT, CORPORATION, LIMITED 
LIABILITY COMPANY (L.L.C.), LIMITED 'coMPANY (L.C.), PARTNERSHIP, LIMITED 

PARTNERSHIP, OR TRUSTEE 

I, fJ,,,...., 5,ov~(.,b (name), as r,-V- '/};1_, 15J.Fo£,,AJ, 
(owner/title) of l-/ct,v-,1L /.: Ll,2 ii U rfJ, .1,-.J(_ (company/property), swe r or affirm under oath, that 
I am the owner or the authorized representative of the owner(s) of the property and that: 

•Notes: 

1. I have full authority to secure the approval(s) requested and to impose covenants and rest rictions on 
the referenced property as a result of any action approved by the County in accordance with this 
application and the Land Development Code; 

2. All answers to the questions in this application and any sketches, data or other supplementary matter 
attached hereto and made a part of this application 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 
application; 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 it 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 /he applicant Is a partnership, then typically a partner can sign on behalf of the partnership. 
• If the applicant Is a limited partnership, then the general partner must sign and be identified as the "general 

partner" of the named partnership. 
• If the applicant Is a trustee, then they must include their /Ille of "trustee." 
• In each instance, first determine /he applicant's status, e.g., individL1af, corporate, trust, partnership, es/ate, etc., 

and then use the appropriate format for that ownership. 

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

Date 

............ 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 a~med) and subscribed before me by means of @p,fsical 
presence or D online notarl:zation, lhis cl day of '( , 20__.,_Q'--'~' by 

s:::>c:uD ~~JQ. \ \ (Qam_~ of person p~oviding ~al or affirmation), who is 
personally known to me or who has produced ~.\/e ( .!'> l J. C <: f\5:<:... (type of identification) 
as identification. 

Signature of Notary Pub c / 
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Lee County 
Dept. of Community Development 
Long-Range Planning 

e 
HONC 41 

1500 Monroe Street 

Fort Myers, FL 33901 
m r hen rve Pia Map Amendmen1 

Exhibit M12 - Lee Plan Analysis 

I. BACKGROUND 

The subject property is located at 17701 N Tamiami Trail, north of t he intersection of N Tamiami 

Trail and Sabal Springs Blvd. The property is under one ( 1) STRAP (22-43-24-01-00001.0160). The 

zoning of the subject property is split; the segment of land adjacent to N Tamiami Trai l is part of the 

CG zon ing district whereas the remainder of the property is within the IL zoning district. The property 

is currentl y located within the Suburban future land use category. 

II. REQUEST 

Due to the property's location and underlying zoning districts, the Applicant is requesting that the 

property be redesignating to the Central Urban future land use category. The current Suburban FLU 

category prohibit s the development of industrial uses per Lee Plan Policy 1.1 .5, posing a conflict for 

the deve lopment ofthe IL-zoned portion of the site which comprises approx imately 78% of the subject 

property. 

Ill. LEE PLAN ANALYSIS 

The proposed map amendment from Suburban to Central Urban is consistent with a number of 

goals, objectives, and policies outlined within the Lee Plan as well as regional and state p lans as 

outlined below. 

Policy 1.1.3: The Central Urban future land use category can best be characterized as the "urban 

core" of the County. These areas are already the most heavily settled and have, or will have, the 

greatest range and highest levels of public services. Residential, commercial, public and 

quasipublic, and limited light industrial land uses will continue to predominate in the Central 

Urban future land use category. Future development in this category is encouraged to be mixed 

use, as described in Objective 11.1, where appropriate. The standard density range is from four 

dwelling units per acre (4 du/acre) to ten dwelling units per acre (10 du/acre), with a maximum 

total density of fifteen dwelling units per acre (15 du/acre). The maximum total density may be 

increased to twenty dwelling units per acre (20 du/acre) utilizing Greater Pine Island Transfer 

of Development Units. 

The Lee Plan describes the Central Urban category as the most heavily settled with the highest range 

of public services. This category permits light industria l uses and encourages mixed-use where 

appropriate. The companion Planned Development zoning application is inclusive of a master concept 

plan which depicts the proposed development, associated with this MCP is a Schedule of Uses which 

planning I landscape architecture I engineering I urban design I sustainability 

2401 First Street, Suite 201 !Fort Myers, Florida 33901 
239.226.0024 lwww.en-site c0m 



is catered to the site and further specifies t he comme rcial and industrial development program for the 

property. 

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 property's location along N Tam iami Trail, a state-maintained arterial, supports Objecti,ve 2.1 by 

allowing forfuture development of the site to have readily avai lable access to a number of util ities and 

services. Additiona lly, the subject property is located with in the North Fort Myers community and abuts 

the City of Cape Coral. this unique location allows for residents of either community to easi ly traverse 

through N Tamiami Trail or Del Prado Blvd N, major roads in each respective community, in order to 

access the site. 

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)(9) and§ 163.3180, Fla, Stat. and the concurrency requirements in the LDC. 

The subject property is current ly in the Suburban future land use categmy which 1s defined as a Future 

Suburban area by the Lee Plan. The subject property is also surrounded by development and fits the 

defi nit ion of infi ll development per the Lee Plan. Infi ll projects already have publ ic services available, 

making them ideal for development in terms of t iming. 

Goal 4: GENERAL DEVELOPMENT STANDARDS. Pursue or maintain land development 

regulations which protect the public health, safety and welfare, encourage creative site designs 

and balance development with service availability and protection of natural resources. 

Objective 4.1: WATER, SEWER, AND ENVIRONMENTAL STANDARDS. Consider water, sewer, 

and environmental standards during the rezoning process. Ensure the standards are met prior 

to issuing a local development order. 

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). 

2, If the proposed development lies within the boundaries of a water' utility's certificated or 

franchised service area, or Lee County Utilities' future potable water service area (see 

Map 4A), then the development must be connected to that utility. 

3. The developer must provide proof that the prior commitments of the water utility, plus 

the projected need of the developer, do not exceed the supply and facility capacity of 

the utility. 

4. All waterline extensions to new development will be designed to provide minimum fire 

flows, as well as adequate domestic services as required by Fla. Admin. Code R. 62-555 . 

5. If a new development is located in a certificated or franchised service area, or Lee County 

Utilities' future potable water service area (see Map 4-A), and the utility cannot provide 

the service or cannot provide the service except at a clearly unreasonable cost to the 

developer, the developer is encouraged to petition the appropriate regulatory agency to 

contract the service area so that the development may establish its own community water 

system or invite another adjacent utility to expand its service area in order to provide the 

required service. 

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. 

7 . Lee County Utilities may provide potable water service to properties not located within 

the future water service area when such potable water service is found to benefit public 

health, safety, and welfare, including protection of Lee County's natural resources. 

As outlined in Standard 4. 1.1 (1) any commercial or industria l project exceeding 30,000 SF of gross 

floor area per parcel must connect to public water. The subject property's companion Planned 

Development further defines the future development parameters of the site and specifies the 

industrial and commercial uses proposed for the property w hich include industrial and commercial 

development in excess of 30,000 SF, the refore the subject property w ill be complying with this 

standard by connecting to pub lic wate r as further supported by the Lee County Utilities Letter of 

Availabi lity. 



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. 

2. If the proposed development exceeds the thresholds listed above and lies within the 
boundaries of a sewer utility's certificated or franchised service area, or Lee County 
Utilities' future sanitary sewer service area (see Map 4-B), and that utility has sufficient 
capacity to provide minimum service to the development, then the development must 
connect to that sewer utility if there is existing infrastructure adequate to accept the 
effluents of the development within 1/4 mile from any part of the development. 

3. If there is not sufficient capacity nor adequate infrastructure within 1/4 mile of the 
development, the developer must provide proof in the form of a clearly stated rejection 
of service. 

4. If a new development is located in a certificated or franchised service area, or Lee County 
Utilities' future sanitary sewer service area (see Map 4-B), and the utility cannot provide 
the service, or cannot provide the service except at a clearly unreasonable cost to the 
developer, 11-16 April 2024 Future land Use the developer may establish on a temporary 
basis a self-provided sanitary sewer facility for the development, to be abated when the 
utility extends service to the site. The developer may also petition the appropriate 
regulatory agency to contract the service area of the utility in order that another utility 
may be invited to provide the service. 

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. 

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

As outl\ned in Stan dard 4.1.2( 1) any co mmercial or industrial project generating ah excess of 5,000 

gallons of wastewate r per day must connect to public sa nitary sewer system . The subject property's 

companion Planned Develo pm ent further defines the future development paramet ers of the srte and 

specifies the ind ust rial and commercial uses proposed for the property which include industrial and 

co mmercial deve lop!T1ent in excess of 30,000 SF, t herefore the subject prope1ty wi ll be complying, w ith 



this standard by connecting to public wastewater as further supported by the forthcoming Florida 

Governmental Utility Authority Letter of Availability. 

Standard 4.1.4: ENVIRONMENTAL FACTORS. 

1. In any case where there ex:ists or there is the probability of environmentally sensitive 

areas (as identified by Lee County, the Corps of Engineers, Department of Environmental 

Protection, South Florida Water Management District (SFWMD), or other applicable 

regulatory agency), the developer/applicant must prepare an environmental assessment 

that examines the existing conditions, addresses existing or anticipated environmental 

problems, and proposes means and mechanisms to protect, conserve, or preserve the 
environmental and natural resources. 

2. Ensure that land uses and structures are well integrated, properly oriented, and 

functionally related to the topographic and natural features of the site. 

3. Ensure development minimizes the need for expansion and construction of street and 

utility improvements. 

An environmenta l assessment of the site was conducted in November 2023 by Penrioni and the 

findings resulted in the conclusion that the property is heavily impacted by exotic vegetation. There 

are approximate ly 4.82 acres of wetlands across the 19.36-acre site and these lands feature exotic 

infestation with portions of the wet lands consisting so lely of melaleuca or disturbed lands. The uplands 

on the site feature a similar range of exotic infestation; pine f latwoods are found on site but are made 

up of nearly 51 -75% exotics and the area described as a palm hammock is made up of 26-50% exotic 

vegetation . Due to the absence of viable wetlands, or rare and unique uplands of high quality, the 

Applicant's improvement of the site will be inclusive of clearing the disturbed and exotfc infested 

property wh ile rep lanting with p redominantly native vegetation for buffer areas and su pplemental 

plantings throughout the site's designated open space. 

Goal 6: COMMERCIAL LAND USES. To permit orderly and well-planned commercial 

development at appropriate locations within the County. 

The companion rezoning is being pursued as a Planned Development which further defines the 

development parameters for the limited commercial uses being proposed while al lowing for flexibility 

for future commercial tenants which would further support proximate patrons. The subject property's 

current split zoning allows for commercial uses to be located along the eastern portion of the site, 

abutting N Tamiami Trail. The site's current pa rtial commercial zoning along the arterial was previously 

impacted by a right-of-way taking which has resulted in a reduced depth for the comme rcial ly zoned 

area. As currently configured, the site's narrow commercial zoning promotes strip commercial 

development. The companion planned development zoni ng application alters th is configuration by 



creating Bdditional depth for commercial tracts, effectively creating comme rcia l outparcels to the 

industria l port ion of the development. This creates a gradual transition from the more intense 

industria l uses proposed on the western portion of the site to more service/retail-oriented commercial 

being p roposed along t he eastern portion of the site abutting N Tamiam1 Tra il. Th is configuration 

further separates any futu re industri al uses from the Sabal Springs residential community to the east 

of N Ta miami Tra il. 

Objective 6.1: Development approvals for commercial land uses must be consistent with the 

following policies, the general standards under Goal 4, and other provisions of this plan. 

Policy 6.1.4: Commercial development will be approved only when compatible with adjacent 

existing and proposed land uses and with existing and programmed public services and 

facilities. 

Consistent with Po licy 6.1.4, the proposed project is compatib le with existing and plan ned adjacent 

uses. The proposed PD rezone cl arifi es the location and square footage of commerc ial uses wh ich 

wou ld provid e addit ional growth Jn the North Fo1i Myers community at an appropriate location . This 

policy also req uires that the proposed commercia l uses be supported by publ ic faci lities; the p roperty 

has direct access onto N Tam iami Tra il wh ich is a four-lane to five- lane state-ma intained arteria l 

roa dway. Ad dit ionally, the project will be supported by urban services via Lee County Util ities for 

pot ab le wate r and FGUA for sanitary sewer as noted in the provided Letter of Ava ilabi lity from LC U 

and forth coming Letter of Ava ilability from FGUA. 

Policy 6.1.5: Maintain land development regulations that require commercial development be 

designed to protect the traffic-carrying capacity of roads and streets. Methods to achieve this 

include, but are not limited to: frontage l'oads; clustering of activities; limiting access; sharing 

access; setbacks from existing rights-of-way; acceleration, deceleration and right-turn-only 

lanes; and, signalization and intersection improvements. 

Policy 6,1.5 protects the traffic-carrying capacity of roads and streets from incompatible commercial 

development. The compari ion Traffic Impact Study supports the assessment that the uses will not 

trigger a level of service deficiency for the adj ace nt road network. Alternatively, the proposed 

reconfiguration of uses and intensities resul ts in a reduction in the maximum trip generation of the 

project via the partial conversion from commercial to industrial uses, which generally generate less 

trips than their retail and service-based counterpa rts . 

Policy 6.1.6: Maintain land development regulations that require commercial development 

provide adequate and appropriate landscaping, open space, buffering, and architectural 

standards. 
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Policy 6.1.6 requires commercia l developments to "provide adequate and appropriate landscaping, 

open space, and buffering." The companion MPD is inclusive of a Master Concept Plan which outlines 

the landscaping including open space and buffering being proposed. The project wi ll provide 

appropriate landscaping, open space, and buffering as consistent with the Land Development Code 

at time of development order. Arch itectural standards are also reviewed attime of development order 

and are further governed by Chapter 33 regarding the North Fort Myers Commercial Corridor. 

Policy 6 .1. 7 : Prohibit commercial developments from locating in such a way as to open new 

areas to premature, scattered, or strip development; but permit commercial development to 

infill on small parcels in areas where existing commercial development would make a 

residential use clearly unreasonable. 

N Tamiami Trail features a mixture of commercial , industria l, and residential uses throughout the 

transportation corridor. The subject property features heavy commercial uses to the north of the site 

which services automob iles and appears to have an outdoor storage component based off recent 

aerials . Additionally, the property to the south of the site is a golf cart dealership which also features 

an outdoor/display component. The subject property abuts N Tamiami Trail to t he east and further 

east are residentia l uses. Residential uses are also located immediate ly to the west of the subject 

property. This combination of abutting res identia l and commercial uses is addressed in the 

companion PD rezone's Master Concept Plan. This p lan further defines the project's development 

program including open space, buffering, and setbacks, all of which are considered with the existing 

surrounding uses at the forefront. Additional ly, the increased depth of the commercial tracts when 

compared to the existing commercially zoned portion of the site promotes the development of 

outparcels instead of the strip development currently supported by the narrow commercial zoning. 

Policy 6.1 .8: Prohibit commercial development from locating near existing or planned school 

areas in such a way as to jeopardize the safety of students. 

Consistent with Polley 6.1.8, the subject property is not located near an existing or planned school. 

Goal 7: INDUSTRIAL LAND USES. To promote opportunities for well -planned industrial 

development at suitable locations within the County 

The compan ion rezoning is being pursued as a Planned Development which further defines the 

development parameters for the limited industrial uses being proposed . The industrial uses being 

proposed are visibly shielded from pass by traffic through the site's configuration as well as buffering 

and landscaping. The uses being proposed are also tai lored to the site as further noted in the Schedule 

of Uses. 
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Policy 7 .1.3: Industrial land uses must be located in areas appropriate to their special needs and 

constraints, including, but not limited to, considerations of: topography; choice and flexibility 

in site selection; access by truck, air, deep water, and rail; commuter access from home-to-work 

trips; and utilities; greenbelt and other amenities; air and water quality considerations; 

proximity to supportive and related land uses; and compatibility with neighboring uses. 

The industrial uses proposed are further defined by the Schedule of Uses in the companion MPD 

rezone, The site's location along an arterial supports the ability to easily access the site without having 

to trav.erse th rough residential corridors or communities. The location being proximate to Cape Coral 

and being located within the North Fort Myers community faci litates the commute for current and 

future employees who reside in either the City of Cc1pe Coral o r North Fort Myers. As described above, 

the mixture of surrounding adjacent uses have further defined the proposed buffers and setbacks 

which promote compatibility with the subject property's adjacent land uses. 

Policy 7 .1 .4: The timing and location of industrial development will be permitted only with the 

availability and adequacy of existing or planned services and facilities. 

The availability of planned services and facilities have been confirmed from numerous agencies via 

the supporting Letters of Avai labi lity which have been provided to the County for review. These 

agencies include LCU for water, FGUA for sewer (forthcoming), Lee County Sol id W aste, t he Lee 

County's Sheriff's Office, the local fire department and the County's School D istrict . 

Policy 7 .1.6: Maintain land development regulations that require industrial uses be adequately 

buffered and screened from adjacent existing or proposed residential areas so as to prevent 
visual blight and noise pollution. 

Consistent with t he LDC, buffering and screening from the adjacent residential will be achieved to 

address site compatibility. Additionally, due to t he incorporation of commercial outparce ls on the 

companion rezoning's Master Concept Plan, there won't be visibility to the industria l area from N 

Tamiami Trail given the commercial outparcels proposed between the industrial area and N Tamiami 

Trail. 

POLICY 7 .1 . 7: Industrial development will not be permitted if it allows industrial traffic to travel 

through predominantly residential areas. 

The subject property's location along N Tamiami Tra il, a major transportat ion corridor, allows for any 

potent ial associated industrial traffic to be directed t hrough the roadway and away from local streets 

feed ing into predominantly residential areas. 



Goal 30: NORTH FORT MYERS COMMUNITY PLAN. Improve the livability and economic vitality 

in the North Fort Myers Community Plan area by: promoting compact, mixed use development 

in the form of town and neighborhood centers; attracting appropriate investment to revitalize 
older neighborhoods and commercial corridors; stabilizing and enhancing, existing 

neighborhoods; and preserving natural resources. 

The subject property's location within the North Fort Myers Community will improve the economic 

vita lity of the community; a major local business wou ld be re locating their 6.5-acre headquarters in 

Cape Coral to North Fort Myers. This is an enhancement to the local economy of North Fort Myers and 

suppoIts the business' growth which ultimate ly b ri ngs jobs to the community that currently requires 

North Fort Myers employees to traverse across the co mmunity via Pondella Road . 

Policy 30.3.1: Encourage streetscape and landscape improvements along major roadways 

consistent with the general provisions of the Lee Scape Master Plan, including Bayshore and Pine 

Island Roads, North Cleveland Avenue, North Tamiami Trail, Pondella Road, Hancock Bridge 

Parkway, and Del Prado Boulevard. 

The property's frontage along N Tamiami Tn:lil would trad itionally require it to feature a 15-foot wide 

Type D right-of-way buffer along the frontage. Per LDC Table 10-416(d)(4), the Type D buffer requires 

a minimum of five (5) trees and a double-staggered hedge per 100 linear feet. However, Lee Plan 

30.2 .6 allows for developments within the Commercial Corridor Overlay (such as the proposed) to 

utilize the development standards for the Mixed-Use Overlay. Per LDC Sec. 10-425(f)(1) the buffer 

adjacent to the roadway is required to be 5-feet wide c:1nd planted with five (5) trees per 100-linear 

feet. 

Policy 124.1.2: The County's wetlands protection regulations will be consistent with the 

following: 

1. The Couty will not undertake an independent review at the development order stage 

of impacts to wetlands resulting from development in wetlands that is specifically 

authorized by a DEP or SFWMD dredge and dill permit or exemption. 

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, 



3. Lee County will incorporate the terms and conditions of state permits into County 

permits and will prosecute violations of state regulations and permit condit ions 

through its code enforcement procedures. 

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 w ith applicable state 

standards. 

S. Mitigation banks and the issuance and use of mitigation bank credits will be 

permitted to the extent authorized by applicable state agencies. 

6. The density on wetlands that have been impacted, or will be impacted, in accordance 

with a state agency permit will be calculated at a density of one dwelling unit per 20 

acres. 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. 

Consistent with the above policy's points one (1) through three (3), the subject property wil l obtain 

approval from South Florida Water Management District prior to any development which may impact 

wetlands or require any mitigation. A companion Master Concept Plan w ill be provided at time of 

Planned Developrnent rezon ing to further depict compl iance with point four (4) above. The Applicant 

acknowledges points five (5) and six (6) - more specifically, that any non-residential land uses 

proposed on wetlands that have been or will be impacted will be consistent with the non-residential 

land uses permitted in the central urban FLU as this is proposed to be the immediately adjacent and 

least intense and upland category. 

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 project will obtain approva l from SFWMD consistent with the requ irements of local Development 

Order permitting. Additionally, a surface water management plan will be provided at time of Planned 

Development rezoning to further describe surface water flows, groundwater levels and lake levels. 
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Project Purpose/ Location 

17701 N. T.imi~mi Trail 
Environmental Assessment 

November 2023 

A due diligence site survey for a single parcel approximating 19.36 acres in North Fott Myers, Lee 

County with the STRAP #22-43-24-01-0000 I.0160, was conducted in November 2023. The parcel 

is west of N. Tamiami Trail and northeast of De Navarra Parkway and south of Del Prado Boulevard 

North. The parcels to the north and south are developed and tbe parcel to tbe west is undeveloped. 

The parcel is located ·,vithin Section 22, Township 43 South, and Range 24 East. 

Site Conditions 

The parcels are located on tmdeveloped Jand in North Fort Myers (Lee Cow1ty) and a1·e a mixture of 

uplands and wetlands disturbed by invasive exotic plant infestations. 

Vegetation Communities/ FLUCFCS Codes 

The cover and vegetation associations for tl1e project area were verified and delineated using 2023 

aerial photography ( l" = 200") and on-site field investigations. The cover and vegetation 

assemblages were classified according lo levels TIT and JV of the Florida Land Use, Cover and Forms 

Classification System, also known as FLUCFCS (FOOT 1999). An aerial and exhibit with 

FLUCFCS overlay is attached to this report, The following table outlines the FLUCFCS codes 

identified within the project area, followed by detailed descriptions below. 

The majority (15.09 acres) of the site contains wetlands heavjly impacted by nonnative invasive 

species. Other areas include mesic pine tlatwoods, a small palm hammock and a ditch. 
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T bl 1 FLUCFCS C d a e 0 es w1 ID e "th· th P ro1ec tA 

FLUCFCS Description 
Code 

41 l-E3 Pine Flatwoods (Exotics 51-75%) 

428-E2 Palm Hammock (Exotics 26-50%) 

510 Ditch 

619 Melaleuca 

625-E3 Hydric Pine Flatwoods (Exotics 5 ]-75%) 

641 -E2 Freshwater Marsh (Exotics 26-50%) 

740-H Hydric Disturbed Land 

814 Roads 

rea 

Acreage 

2.75 

0.33 

0.72 

3.27 

9.52 

0.77 

1.53 

0.47 

1770 I N . Tmniami Trail 
Environmental Assessmef]l 

November 2023 

Federal State 
Status Status 

N N 

N N 

NJD osw 
NJD w 
NJD w 
NJD w 
NJD w 

N N 

Total: 19.36 acres 
LEGEND 
N = on -Welland 
NJD = Non-Jurisdictional Wetlands or W.Hers of the U.S . 
W = Wetland 

OSW = Other Surface Waters 
WUS = Waters of the U.S. 

FLUCFCS Code: 411-E3 Pine Flatwoods (2.75 acres) 

Tbe northwest corner of the site contai ns pine tlatwood invaded by invasive exotic plants. No 

obligate wetland plants. buttressing, nor adventi ti ous roots w re observed within fhi s community. 

Dominant canopy species include slash piJ1e (Pi1111s el/iottii var densa}, melalc.uca (Mela/euca 

q11inq11ene11•ia), .Java plum (SJ'7J 'gium cu111ini) and Brazilian pepper (Schi1111s lerebinth((olius). Less 

dominant canopy and midstory trees include ea rl eaf acacia (Al'Clcia a11ric1.1lifiJrmi.,·) and Austra li an 

pines (Casuarina e,1uise1f/olia). Mid and understory plants include saw palmetto (Serenou repe11s), 

gallberry (1/e.y glabra), wax myrtle CMyrica cerifera), carrotwood (Cupaniopsis a11(1cardioides) , 

climbing cassia (Senna pendulr/) , beauty berry ( Callicw~w americana) , caesarsweed ( Urena lobata) , 

bracken fern (Pteritlitm1 aq11/i1111111) and chamber bitter (Pl,yl/a11th11s 11ri11aria). Vines include 

muscadine grape (T,iris rol1111d{/olia). greenbrier (Smilax spp.), poison ivy (Toxicodendron mdicans) 

a11 d rosary pea (A bms pre ca I ori 11s), 

FLUCFCS Code: 428E2 - Palm Hammock (0.33 acres) 

The palm hammock is dominated by cabbage palms (Saha/ pa/111et/u} , over an underslory of beauty 

berry (Callicc11pa amerlcana) , myrsine (A1~1nine g11iu11 ~11sls), and woods grass (Op!is111en11s 
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17701 N. T:imiami Trail 
Environmental Assessment 

November 2023 

hirte/lus). Golden polypody (P/,e/bodi11111 aureum) and shoestring fern ( Vittaria /enata) are on the 

palm hunks and boots. 

FLUCFCS Code: 510-Ditch (0.72 acres) 

A ditch parnllels US 41 but is within the prope1iy boundary. Plants within the ditch include water 

hyacinth (Eichhotnia crassipes), marshweed (Limnophila sp.) and common reed (Phragmites 

australis), 

FLUCFCS Code: 619-Melaleoca (3.27acres) 

Melaleuca occms in the sou them portion of the site and occurs almost as a pure stand. The 

melaleucas are buttressed and have adventitious i-ooting. Widely scattered native trees include 

but1Tessed slash pines and young laui-el oaks. The understory is largely bare with rafted debris. 

Scattered plants within the midsto1y include Senegal date palm (Phoenix recli11ata), salt bush 

(Baccharis halim(l'olia), wax myrtle and ferns. 

FLUCFCS Code: 625 E2-H,1dric Flatwoods (9.52 acres) 

Hydric flatwoods dominate the property. The plants within thjs communjty are similar to the pine 

flatwoods but with more melaleuca and fewer earleaf acacia, Austral in pines and Brazilian pepper. 

laurel oaks (Quercus he111ei:,phaerica), swamp sedge (Cyperus ligularis), swamp fern (B/echnum 

serrulatum) and Old-World climbing fern (Lygodium 111icrophyl/11111) also occur. 

FLUCFCS Code: 641 E2-Freshwater Marsh (0.77 acres) 

The freshwater marsh is domimited by grasses including maidencane (Pa11ic11111 l,e111iro111011) irnd 

para grass (Brcichiaria 11111/ica). Other plants on the edges include pickerelweed (Pontederia cordata) 

duck potato (Sagittaria !alifolia), Alligator flag (Thalia genic11/ata), Carolina pony foot (Dic/1011(/m 

carolinensis), fleabane (Erigeron sp.), homed beakrush (Rhyncospom i111111data) and broomsedge 

(A11dropogo11 glo111erat11s). 

FLUCFCS Code: 740H- Disturbed Land Hydric(J .53 acres) 

A mowed area occurs between the ditch and the forested portion of the propet1y. Vegetation is a 

mixture ofhydric and non-hydric vegetation and includes Spanish needles (Bidens alba), Florida 

snow (Riclwrdia grandfflom), chocolate weed (Melochia corchorifolia), Caesarv,1eed, Spermococea 

(Spermacoce verticillata), love grass (Eragrostis sp.), whitetop sedge (Rhy11c/1ospora co/orata), 
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broomgrass (Andropogon 11irginic11s), broomsedge, smut grass (Sporobolus lndicus), torpedo grass 

(Panic11111 rep~ns), guinea grass (Megath)'t'SIIS 111a.Yimum), cogongrass (]111perata cylindrica) and 

multiple beaksedges (Rhyntospora spp,) and Cyper11s sedges. 

FLUCFCS Code: 814 Roads - (0.47 acres) 

A small portion of the site includes US 41 and it 's right of way. 

Soils 

The soil types that occur or occurred historically within the proposed projec1 aJec1 was dete1mined 

using the Natural Resource Conservation Service (NRCS) Geographic lnfonnation System soil layer. 

The site i comprised oflsles fine and-frequently ponded (#39), Wabasso sand, limeston substratum 

(#42), Copeland fine sandy loam, frequently ponded (45), Cypress lal e fine sand, slough (#74) and 

Wabasso sand, Limestone substratum-Urban land complex (# 138). Both types of Wabas. o and (42 

and 138) are categorized as non-bydric soils while tbe other lbree soils mapped on site are hydric. A 

soi ls map is attached to this report. 

Wetlands and Other Surface Waters (OSW) 

The limits of potential SFWMD and federal 404 jlll'isdictional wetlands have been identified in the 

field (see the attached FLUCFCS Map) , The extent of the potential jurisd iction;il wellands was 

established using the "Delineation of the Landward Extent of Wetlands and Surface Wnters" (Chapter 

62-340. Florida Administrative Code (F.A.C.) methodology. The wetland limits for the project have 

not yet been field verified by the SFWM D or (he Florida Department of Enviromnental Protection 

(FDEP) who have assumed jurisdiction of federal 404 wetlands and Waters of the United State:-:; 

(WOTUS) in this area fthe State of Florida. State regulatory agency personnel will have to approve 

the wetland limits through a jurisdictional wet land d termination and therefore, the wetland limits are 

subject to change. A jurisdictional wet land determination can be accomplished thrm1gh a Formal or 

lnformal Jurisdictional Welland Detennination Applicntion or through fl1e Environmental Resource 

Permitting process. The site contains state jurisdictional wel'lands; however, the on-site wetlands may 

not be considered federally jurisdictional due l'O thefr isolation and/or la k of co11J1ectio11 to navigable 

waters. 
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Listed Species 

J 7701 N. Ta1niwni Trail 
Environmental Assessment 

November 2023 

A protected species survey was co11ducted on the property by Pennoni Associates Inc, environmental 

scientists on November 6, 2023. Meandering pedestrian transects were utilized to cover a minimum 

80% coverage of the project area in accordance with methodologies outlined by the U.S. Fish and 

Wildlife Service (FWS) and the Florida Fish and Wild life Conservation Commission (FWC). The 

purpose of the survey was to identify and document the presence of listed species inhabiting the site 

that are regulated by the FWS and the FWC. No state or federally listed species, nor their sjgn, were 

observed on site. 

No gopher tortoise ( Gopherns polyphemus), their burrows nor scat were observed witl1in the property 

limits. An updated 100% coverage gopher toltoise survey may be required within 90 days of 

construction. If tortoise bunows are found, a Relocation Pennit from the FWC will be required prior 

to any impacts proposed within 25 ' of a potentially occupied (active and inactive) gopher tmtoise 

burrow. Bmrows must be excavated per FWC Guidelines and any recovered tortoises relocated to an 

approved recipient site. 

The property is outside the FWS designated Florida panther (Puma co11color co1yi) focus areas and 

no panthers nor their sign were observed. 

Trees op the parcel were surveyed for cavities that could be utilized by the federally endangered 

Florida bonneted bat (Eu mop,,· .floridu1111s). The Florida bonneted bat roost site survey consisted of 

onsite observations of dead trees and snags with hollows, crevices, loose bark, and/or cavities and the 

inspection of cabbage palms to the extent possible1 as no red-cockadcd woodpecker (Picoides horealis} 

cavity trees, bridges, overpasses or other man-made structures exist onsite that may provide suitable 

l'Oosting habitat. Cavity trees were observed onsite, however no evidence of Florida bonneted bat 

roosting was found during the site inspection. Updated suJveys may be requ ired by the permitting 

agencies prior to construction. The parcel is outside of proposed designated critical habitat. 

While none was observed, suitable habitat for the federa lly tlueatened Eastern indigo snake 

(D1J111iarcho11 corais cuuperi) is present onsit-e. Potential impacts to this species can be minimized 

through the implementation of the FWS Standard Protection Measures for the Eastern Indigo Snake. 
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The closest identified bald eagle (Haliaeetus !eucocephalus) nest (LE939) is located 0.8J mi les lo the 

southwest of the property. T he subj ect property is wel I outside of the 660-foot buff el' zone so no 

impacts to bald eagles are anticipated. Histodc bald eagle nest LE-045 occurred south of the property. 

The nest is no longer there and has been deem ed abandoned by the Lee County Eagle Technical 

Advisory Committee. No action is needed unless a new nest is built. 

No snail kites (Roslrhamus sociabilis) nor wood storks (Mycteria americana) were seen on site during 

the site visits. T he area is within the FWS snail kite consultation area but well outside of critical habitat. 

Foraging opportunities occur within the ditch for both species. 

The wood stork colony known as Caloosahatchee River West is within 5 miles of the project area. 

Because the project is locqted within a Core Foraging Area (CFA) of the colony, proposed impacts to 

wetlcmds will require habitat compensation within the appropriate CFA or within the service area ofa 

Service-approved mitigation bank. The habitat compensation required will be based on a FWS 

Foraging Analysis protocol and musi replace the foraging value, consisting of wetland enhancement 

or restoration matching the hydropeti od of the wetlands affected. The purchase of wetland mitigation 

credits for ·wetland impacts m ay be sufficient mitigation for impacts to the wood stork fo raging habitat. 

The federally threatened wood stork is currently being reviewed for delisting, but there is no set 

timeline for the detem1ination. 

Suitable foraging areas for the slate threatened little blue heron (Egretta caemlea) and tricolored heron 

(Egretta tricolor) occur on site and both species were seen foraging within the ditch south of the 

property during tbe site visi t. A nesting survey may be required prior to clearing and construction. 

No additional nests, dens. bun-ows. tracks. scat. or signs indicative of protected species use of the 

property were identified during the si te inspections. No federaUy or state listed plant species wel'e 

observed on sjte . Species seen or heard on site include red-bellied woodpecker (Me/ane171es caroli1111s), 

Eastern phoebe (Sayornis phoebe), blue jay ( Cyanocilla crlstula ), fish crow ( Corvus oss{/i-ag11s), 

Carolina wren (T!11J 1orho1·us ludi11icim1us), common yell owthroat (GeuthlJ~Jsis 1richas), palm warbler 

(Setophaga palmamm ), northern cardinal ( Cardinalis cardinal is), gray squirrel (&ill ms caroliflensis), 

annadillo (Dasvpus 110Pemcincl11s), brown anole (Ano/is sagrei), white peacock (Anartia j alrop!we) 

little sulphm (Eurima lisa) and autumn meadowhawk (Srmpetrum vici11u111), Tmkey vultures 

(Ca1!1C1rfes a11m) and osprey (Pandion ha/iae/us) were observed flying over the site. 
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N = Non-Wetland 
NJD = Non-Jurisdictional Wetlands or Waters of the U.S. 

W = Wetland 
OSW = Other Surface Waters/Waters of the U.S. 
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PENNONI ASSOCIATES INC. 

17701 N. Tamiami Trail, 
North Fort Myers, FL 

Project: ENSTE23006 

FLUCFCS 
Description 

Code 
411-E3 Pine Flatwoods (Exotics 51-75%) 

428-E2 cabbage Palm Hammock (Exotics 1-25%) 

510 Ditch 
619 Melaleuca 

625·E3 Hydric ftatwoods (Exotics 51-75%) 

641-E2 Freshwater Marsh (Exotics 26-50%) 

740-H Hydric Disturbed Land 

Acreage 

2.75 

0.33 

0.72 

3.27 

9.52 

o.n 
1.53 

100 200 
I 

Feet 

Federal State 
Status Status 

N N 

N N 

NJO osw 
NJO w 
NJO w 
NJD w 
NJD w 
N N 

Notes: 

400 
I 

1. FLUCFCS lines 
estimated from 1" = 100' 
aerial photographs and 
locations a re 
approximate. 

4706 Chiquita Blvd S - 200-E02 

Cape Coral, FL 33914 
T: 239.360.3075 www.Pennoni.com 

2. FLUCFCS per Florida 
land use, cover and forms 
classification system 1-----F-L_U_C_F_C_S_M_a_p ___ --l---'---S-ite....i..;.;O..;.;utl;.;..in_e _______ L_ee ___ Co .... u_n_ty_P_ar .... ce-ls __ ....._ __ '--t (FOOT 1999), 

814 Roads 0.47 
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PENNONI ASSOCIATES INC. 

1212 Country Club Blvd, #202 
Cape Coral, FL 33990 

T: 239.360.3075 www.Pennoni.com 

17701 N Tamiami Trail 
North Fort Myers, FL 

Project: ENSTE23006 

Survey Date: 11/03/2023 

Site Outline 

Lee County Parcels 

- Soil #39 - Isles fine sand, frequently ponded - hydric 

Soil #42 - Wabasso sand, limestone substratum - non-hydric 

- Soil #45 - Copeland fine sandy loam, frequently ponded - hydric 

Soil #74 - Cypress Lake fine sand slough - hydric 

- Soil #142 - Cypress Lake fine sand, slough-Urban land complex - hydric 

Soil # 138 • Wabasso sand, limestone substratum-Urban land complex - non-hydric 

Soi ls Map 
Lee Coooty, FL, M...,r, Esri Community Maps Contributors, UnM!rs;ty o/ South Aonda, County of Lee, Fl, FDEP, © OpenS!Jeel/'1ap, Mooson, Esti, HERE, Garmin, SafeGrapl,, GecTedinologles, Inc, METl/NASA. USGS, EPA, NPS, US Cens1Js Bureau, USOA 
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PENNONI ASSOCIATES INC. 

1212 Country Club Blvd, #202 

Cape Coral, FL 33990 
T: 239.360.3075 www.Pennoni.com 

400 Feet 
I 

17701 N Tamiami Trail 
North Fort Myers, FL 

Project: ENSTE23006 

Site Outline 

Lee County Parcels 

USGS Quad Map 

Cul Communi\¥ hUp, Con11itluton., Ul'IM'nlty at Slklth Jlc:Jrkl1, C<111n1y ol LU', Fl, ,oCP, 0 O,.t11SUHIM1p, Mlcro,or., ti1L H[l'I[, G.trmln, SlttGr-.ph,, Gf-olrd•ulOl01lt1. Inc., MCTt/N~. US.GS. t,A,. NPS, US Ctin t.i, B11rtu,. USOA, S®rcu: Cul, A11bu\ OS. USGS. NGA, Nil.SA, CC.IAA, N llobln,on,, N'CCAS.. fN.S. OS. NMA, 
Ge0datu1yrelut1, ,111bw.1.1rn1u1, GSA,, GNlbnd, J[,M, lntfUTt.tp Ind lM cm. 1.1!,tl (CHTIIT'!Ur'lll)I 
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• Abandoned Gopher Tortoise Burrow 

17701 N Tamiami Tri ( Inactive Gopher Tortoise Burrow 

North Fort Myers, FL • Active Gopher Tortoise Burrow 

c::J Lee County Parcels 

PENNONI ASSOCIATES INC. Project: ENSTE23006 Site Outline 

1212 Country Club Blvd, #202 Authorized Agent: GTA-20-00041 and RAG-20-00009 
Cape Coral, FL 33990 

T: 239.202.2195 www.Pennoni.com Survey Date: 11/10/2023 

htl c.ommunh.y M.a,p, Co,,1rlbU110n, Unl11t1ilLy or .So~h nodd1, Covniiy ol l U', FL, JD[P, I) 0,.U'ISlreftMap, M1uosort, brl, HUI[, (i;a.rmll'\, h!c~raop,h, 
G4-oltchnat0gl,r1. Int, M[Tl/NMA. USGS, (PA, NP5, us (,rn,u111 Bu11t'MI, USO.A, lH CCM.11"11 r, fl, Mo~,. Mi(101.0ft 

Protected Species Survey 
Folder: C:\U5-4!u\H5Hflon\OnitDtl'l(' • Pennom\()o(\tmenh\HL0AY2.3001\Ouember Pre-c:lno\ 

Map generated b•f: Hun1e, Si:•nio,i 
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17701 N Tamiami Trail 

C Site Outline 

c::J 330 ft buffer 
North Fort Myers, FL C=:J 660 ft buffer 

0 Bald Eagle Nest 
PENNONI ASSOCIATES INC. Project: ENSTE23006 

1212 Country Club Blvd, #202 
Cape Coral, FL 33990 Eagle Nest Buffer Zone Map 

T: 239.360.3075 www.Pennoni.com 
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Site Outline Freshwater Emergent Wetland 

17701 N Tamiami Trail c:::J Lee County Parcels - Freshwater Forested/Shrub Wetland 

North Fort Myers, FL 
Freshwater Pond 

PENNONI ASSOCIATES INC. Riverine 

1212 Country Club Blvd, #202 
Project: ENSTE23006 

Cape Coral, FL 33990 National Wetland Inventory Map 
T: 239.360.3075 www.Pennoni.com Survey Date: 11/03/2023 

E5ri Community Maps Cont1ibtltol"5, University or Soutn Florida, Cour,ty of Lee, R., FDEP, O 01)enStreet:),1ap, M0'050ft, Esrl, HE.RE, Garmin, SareG~. GeoTechnologles, l.nc, METI/NAS,I\. USGS, EPA, NPS, US Cen5us Bureau, US0.l. Lee County, Fl. Maxar, Mbosolt 
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Lee County 

Dept. of Commun ity Development 

Long -Range Planning 

ens1 e 
HONC 41 

1500 Mo nro e Street 
Fort Myers, FL 33901 

Comprehensive Plan Map Amend men 
Exhibit M14 - Historic Resources Impacts Analysis 

S OUTLINED IN THE SUPPORTING EMAIL DOCUMENTED BELOW, NO HISTORICAL RESOURCES ARE LOCATED WITHIN THE SUBJECT PROPERTY. 

6117124, 1: 1 D PM Mol l - Cindy Ullll • Outloal: 

RE: lee Counly, FL req uest 

Greenwood, Ezekiel <Ezekiel.Greenwood @dos.fl.gov> 
Mon 6/17/2024 1:01 PM 

To:Cindy Leal <cindy l@en-,i le.com> 

Ii} 1 ol l achments (711 KO) 

M,,pprtl, 

I lnlh,. 

I lwvc crimplnh u tl11 n 11111 .11td rn:11ch w, h,,vi 111, f'" v1iu11 1y 111 '"",I,, ~n11rr, , ' w,11 11111111 I'"", I I 
hor \If ~1l,1c ll iJ I • ',, Oh JI hH v,,u, h ,l~tt•J1t.r ~11';, I h l "" ► r,r.;' ,, VOLi fl• I 11ny1h1n~ t 1~1 

Ezek iel Greenwood 
I lisl<i rlc D~ ta /\n nlysl I Florida Maslc•r Sill' Fik• I Bum1u or I listork Pr~scrva t1on I Dlvl&lc,n of 1 llstorlcal 
Resources I l'lorida Depar tment of Sta le I 500 SouU, llwnou~h !:illt'cl I l'allahaso,<'0, f'lu, id~J2399 I 
sso.245,c,315I1.soo 817.7278 I r.i aso.2-15 r,~39 I filll!J:ihlg=n 

t101t1 • 1t1ii\ 1, I• 1t111l,•lj1111 

11t I 1111,iy l1r11t I/ II/ 

rr1 (,11•1•h\1H11,d 1,, 11 lit•. 
~•l1l.t I\, 1\4 I II C 11 1 d If' I ,. ,, 1, • J 

The attachments/links in this message have been scanned by Proof point. 

Thanks Ezekiel , the parcel STRAP Is 22-43-24-01-00001 .0160 and the address Is 17701 N Tamaml Trail 
In North Fort Myers, FL (Lee County) 

An aerial map or the parcel Is below: 

planning I landscape arch itecture I eng inee ring I urban design I sustainabil ity 

2401 fost Street, Su ite 201 jFort Mye rs, Fl orida 33901 
239.226.0024lwww.e n-site.com 



6/17/24, 1:10 PM Mall • Cindy Leal • Oudook 

Just trying to confirm if there are any recorded historic resources on the site itself, no buffer area. 

Please let me know if you need anything else to process this request. 

-Cindy 

Cindy Leal Brizuela, MURP 

)1 

7 2401 Fi rst Sh eel. Sui le 201 I Fort My ,~. FL 33901 

o tfice: 239.226.0024 I ce ll. 305.32 1.8756 

81 Cindv. l @en -sile.c om I ,.. www.en~ile .com 

~Thins, G1e n. Pl,-me comld r lhe envoo r1m er,1 belo,e prir,ling ll1is e moil 

From: Greenwood, Ezekiel <Ezekiel .Greenwood@dos.n.gQY> 

Sent: Monday, June 17, 2024 9:4 7 AM 
To: Cindy Leal <ciruiy.l@)en-sjte.com> 
Subject: RE: Lee County, FL request 

1, 111,, 

''i(/1 II' WII 

I \ 11('1 'I f \ 1 

y1111, ,., 

21 ag e 



6117/24 , 1; 10 PM Mall - Cindy Leal · OuUook 

Ezekiel Greenwood 
H.isloric Dala J\nalyst I Florida Masler Sile f-ile I Bureau of Historic Preservation I Division of Historical 
Resources I Florida Department of Stare I 500 South Br nough Srrecl I Tallaha~sec, lorid a 32399 I 
850.2•L.6315 I 1.800.847.7278 I Fa." : 850.245.6439 I flherilagc.com 

!'mm:< 111rty Leal <cindy!@en-site.com 

• "'" Mu1 1d , y, .l 1m I /, J0l4 lJ:1 AM 

1n" f M Ill I FMSFILE@dQ.Llllyflorjda com 
ul.J r ll r• (<1ll11ty, 11 1t·tpu •,! 

[MAIi Kl ( rt\1111 I RC M I XTI HNAl ,< >lH i I 

The attachments/links in th is message have been scanned by Proofpoint. 

Good morning, 

I need to request a FL Master Site File letter regarding a subject property in Lee County, FL. Is there a 
form I should be utilizing for this request or do I provide you with the local parcel number? Please let me 
know and I can provide ASAP. 

-Cindy 

Cindy Leal Brizuela, MURP 

[;j 2401 Firsl Stre el. Sui te201 I ForlMyers, ~1 33901 

office: 239.226.0024 I cell: 305.321.8756 

t8l ClndyL@ensite.com I WVvW.en site .com 

j; Thlnl· Green, Pleo,a consider 11,e envuor·u-no;nl befo,e p1 1nl ing lhh e -rnoll 

3 1P age 



HE BELOW IMAGE WAS PROVIDED AS AN ATTACHMENT FROM THE DIVISION OF HISTORIAL RESOURCES IN REFERENCE TO 

BOVE EMAIL REQUES 

planning I landscape architecture I engineering I urban design I sustainability 

2401 First Street, Suite 201 IFort Myers, Florida 33901 
239.226.0024lwww.en-site.com 



Lee County 

Dept. of Community Development 

Long-Range Planning HONC 41 
1500 Monroe Street 
Fort Myers, FL 33901 

Com reh n ive Ian Map AmendmG-nl 
Exhibit M15 - Public Facilities Impacts Analysis 

a. SANITARY SEWER 

The be low impact analysis for sanitary sewer is further supported by the provided Letter of Avai labil ity 

from Florida Governmental Util ity Authority's response letter. The subject property is located within 

the Florida Governmental Util ity Authority's wastewater service area and is not located within a future 

sewer se rvice area per Lee Plan Map 4-B. 

LEVEL OF SERVICE (PER 2024 LOS CONCURRENCY REPORT) 

• Required Capacity - average 200 gallons per day per dwelling unit in serv ice area 

• Avai lab le Capacity (combined Lee County Uti lities ahd City of Fort Myers infrastructure through 

inter- local agreement) - ave rage 247 gallons per day per equiva lent resident ia l connectioh 

(ERC) 

[Pendi ng Response from FGUA LOA Application #24-129] 

b. POTABLE WATER 

The below impact analysis for potable water is further supported by the provided Letter of Availab ility 

dep icted on the fo llowing page from Lee County Uti lities. The subject property is located with in the 

Lee County Utility's water service area and is located with in a future water service area per Lee Plan 

Map 4-A. 

LEVEL OF SERVICE (PER 2024 LOS CONCURRENCY REPORT) 

• Req uired Capacity - average 250 ga llons per day per equ ivalent residential connection (ERC) 

• Available Capacity (Lee County Utilit ies infrastructure only) - average 320 gal lons per day per 

ERC. 

CALCULATIONS: 

Shopping centers = .1 gpd per SF= 35,000 >< .1 = 3,500 GPD 

Self-storage over 200 units = ·1 gpd per 2 units= 265 / 2 x 1 = 133 GPD 

Per load ing Bay = 100 GPD per bay = 30 bays x 100 = 3,000 GPD 

Office= 100 gpd per 100 s.f. = 9,000/100 x 100 = 9,000 GPD 

Tota l SF: 3 10,000 

Average Estimated GPD: 15,633 

planning j landscape architecture I engit1eer1ng I urban desig n j susta1nab11ity 

2401 First Street, Suite 201 jFort Mye t·s, Florida 33901 
239.226.0024lwww.en-site .com 



BOARD OF COUNTY COMMtSt;IONERS 

kevm Rullne 
Ol~Hd Ont: 

Cecil L Pend@rgr.1.n 
Oishr'11wo 

David Mulicka 
OrtVitl Three 

Brioo H11mman 
uiu",:1 Fnur 

Ml~• Greenwell 
Or~tnct Five 

Dove Harner, II 
Counly Man,g,r 

Richord Wm_ Weoc~ 
Counly Attorooy 

Donna Mane Collrns 
Ct)umy l k•~ring 
E.)MftlJ'lffl 

Febrna1y 6. 2025 

Brinu R. Smith 
Eu-Site. Iuc. 
2401 First Sn-eet. Suire 201 
Fort Myers. FL 33901 

RE: Pot;ibl<' Wnter Availal.Jillt)• 

Via E-Mail 

Hone US 41 MPD - 17701 X Tnminmi Tn1II, '.'iorth Fort My<'rs, FL 33903 
STRAP 11 22-43-24-01-00001.0160 

To wbom this may coucem: 

The subject prope1ty is Jocnred wirllill Lee County Utiliriei. Furure Service Area :is 
depicted ou Maps 4A of tbe Lee Co1111ty Cowpreheusive Land Use Plan. Potable water 
lines nre in operntion adjacent to rile prnperty mentioned nbove. However. in order ro 
provide service to the s11bject parcels. developer funded system eulwucemeuts such as line 
extensions may be required. 

Yom finu has inclicnted tha1 this projec1 will consist of four couu11erci<1l units consisting of 
shopping ceuter. self-srornge faci lity. and office building with au estimated flow demand of 
approximately 15.633 gallons per dny. Lee Cotmty Utilities prese11tly has sufficient 
cnpncity to provide potable water service ns estimated above. 

Availability of pornble wnter se1vice is coutingeut upou fiual ncceptnuce of the 
infrasrmctme to be cons1n1cred by rile developer. Upon completion r111cl furn! ncceptnuce of 
tbis project. parable water ~ervice will be provided rJu·ough our Nortll Lee Conury \Vater 
Treatrueut Planl. 

Sanitaiy sewer service will be provided by Florida Govemmenral Utility Allthority. 

There are 110 reuse mains in tile viciuity of this parcel. 

P1ior to begiwti11g design work on rhi5 project. please u1eet with LCU Staff ro deterll.l.i.ue 
the best poin1 of connectio.u aud discuss requiremeuts for constrnction. 

This letter should uot b.? cousmted ns n commirmenr ro serve. hut ouly 11s to rhe avnilnbility 
of service. Lee Conuty Utilities will coJ.ll.lll.i1 to serve only upou receipt of 1111 appropriate 
connection fees. a signed request fo1' service nudtor nu executed se,vice ngreemeut. :ind tile 
c1pprovnl of all Srnre nnd locnl regul<1tory agencies. 

f'" ~.,, ,1'1b I"'' MV•Jf~ llo11ctu 3390~ OJI!~ 1n-~i, !,.,, .!11 1 
lee-county_com 

AN EOIJAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 

, I 11 • ') \j '" 



Hone US 41 MPD • En-, ire • Letter.Don.: 
February 6, 2025 
Page 2 

Fmrher. rhis lener of avnilabiliry of potable warer service is 10 be utilized for PlaLlned 
Developmenr Appl ication only. Individual letters of .ivailabiliry wi ll be required for the 
pm})o e of obtaining building pennirs. 

Sincerely. 

LEE CO~ TI' l TILITIBS 
Asl.Jauti Shallliyar 
Plrm Reviewer 
239-533-8531 
UTILITIES ENGINEERING 

c. SURFACE WATER/DRAINAGE BASINS 
The subject parcel is over 10 acres in size and does have wetlands as further indicated in Exhibit M21, 

therefore the property is subject to the ru les and regu lations of the South Florida Water Management 

District (SFWMD) for water management needs and requ irements for pre-treatment and attenuation. 

The project will propose a master stormwater system that wil l be perm itted through the SFWMD. Th is 

permit will regulate the requirements of stormwater based on the final design, intensity, and land uses. 

d. PARKS, RECREATION, AND OPEN SPACE 

N/A - Please see companion MPD Rezoning which is being sought concurrently. No residential units 

are proposed within the Planned Developmenttherefore no residences are being generated from this 

request. 

Additional ly, open space wi ll be provided consistent with the Land Deve lopment Code1s Chapter 10 

and 33 as they apply to the future development of the site. Further detailed plans for open space are 

located on the companion MPD Rezoning 's Master Concept Plan. 

e. PUBLIC SCHOOLS 

N/A - Please see compan ion MPD Rezon ing which is being sought concurrently. No residential units 

are proposed within the Planned Development therefore no students are being generated from th is 

request. 

j I ,J I I:' 



~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

TO : 

FROM: 

DATE: 

RE: 

MEMORANDUM 

Mr. Brian R. Smith, P .E. 
EnSite, Inc. 

Yury Bykau, P.E. 
Senior Project Manager 

June 18, 2024 

17701 N. Tamiami Trail 
Strap No. 22-43-24-01-00001.0160 
Comprehensive Plan Amendment 
Lee County, Florida 

2726 OAK RIDGE COURT, SUITT 503 
FORT MYERS, fL Jl901-9356 

OFF!CE 239.276.3090 
FAX 239.Z7B.1906 

TRAFFIC ENGINEERING 
TRANSPORTATION PLANNING 

SIGNAL 5YS'ITMS/OE.SIGN 

TR Transportation Consultants, Inc. has completed a traffic circulation analysis for the 
proposed Comprehensive Plan Amendment for approximately 17.96 acres of property 
located at 17701 North Tamiami Trail (US 41) in Lee County, Florida. Based on the 
discussion with EnSite, Inc., the approximate 17.96-acre site will be subject to a Map 
Amendment that will change the land use designation from Suburban to Central Urban. 

The transportation related impacts of the proposed Amendment to the Lee Plan 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 
horizon) the proposed amendment would have on the existing and future roadway 
infrastructure. 

Under the existing Suburban Land Use Category (FLU), the permitted development on 
site was assumed to consist of up to 179,600 square feet of commercial uses based on a 
typical development density of 10,000 square foot per acre. The Applicant is proposing a 
Map Amendment on the approximate 1 7 .96-acre site to change the land use designation 
from Suburban to Central Urban. The main intent of this change is to allow for industrial 
development on the subject property. For analysis purposes, under the Central Urban 
Future Land Use category the site was assumed to consist of up to 120,000 square feet of 
light industrial uses and up to 30,000 square feet of commercial retail uses along Pine 
Island Road. Table l summarizes the uses/intensities that could be developed under the 
existing land use designation and uses/intensities assumed under the proposed land use 
designation. 



~ TR TRANSPORTATION 
• CONSULTANTS, INC 

Table 1 
Land Uses 

Mr. Brian R. Smith, P.E. 
17701 N. Tamiami Trail CPA 

June 18, 2024 
Page 2 

17701 N. Tamiami Trail 
Existing/ 
Proposed Land Use Category Intensity 

Existing Suburban 
179,600 Sq. Ft. Commercial 

(10,000 Sq. Ft/Acre) 

Proposed Central Urban 
120,000 Sq. Ft. Industrial 

30,000 Sq. Ft. Commercial 

The trip generation for the with and without amendment scenarios was determined by 
referencing the institute of Transportation Engineer's (ITE) report, titled Trip Generation 
Manual, 11 th Edition. Land Use Code 820 (Shopping Center > 1 SOk), Land Use Code 822 
(Strip Retail Plaza <40k) and Land Use Code 110 (General Light lndustrial) were utilized 
for the trip generation purposes of the permitted/proposed uses on site. The trip 
generation equations utilized are attached to this Memorandum for reference. 

Table 2 and Table 3 outline the anticipated weekday AM and PM peak how· and daily 
trip generation based on the existing and proposed future land use categories, 
respectively. Both tables also incorporated a reduction in trips due to "pass-by" traffic. 
Consistent with historical traffic studies in Lee County, the "pass-by" rate was limited to 
thirty percent (30%). 

Land Use 

Shopping Center 
(179.600 Sq. Fl.) 

Less Retail Pass-by 

Net New Trips 

Table 2 
Trip Generation 

Based on Existing Land Use Category 
17701 N. Tamiami Trail 

Weekda I A.M. Peak Hour Weekday P.M. Peak Hour 
In Out Total In Out Total 

148 92 240 413 447 860 

-36 -36 -72 -129 -129 -258 

112 56 l68 284 318 602 

Daily 
(2-way) 

10,553 

-3,160 

7,373 



~ TR TRANSPORTATION 
• CONSULTANTS, INC 

Table 3 
Trip Generation 

Mr. Brian R. Smith, P.E. 
17701 N. Tamiami Trail CPA 

June 18, 2024 
Page 3 

Based on Proposed Land Use Category 
17701 N. Tamiami Trail 

Weekda, A.M. Peak Hour Weekdav P.M. Peak Hour Daily 
Land Use In Out Total In Out Total (2-way) 

General Light Industrial 75 IO 85 6 40 46 502 
(120,000 Sq. Ft.) 

Strip Retail Plaza 36 23 59 85 85 170 1,496 
(30,000 Sq. Ft.) 

Total Trips 111 33 144 91 125 216 1,998 
Less Retail Pass-by -9 -9 -18 -25 -25 -50 -449 

Net New Trips 102 24 126 66 100 166 1,549 

Table 4 indicates the trip generation difference between the proposed and existing land 
use categories (Table 2 vs Table 3). The resultant trip change in Table 4 indicates that the 
trip generation will be decreased in the AM and PM peak hour conditions as a result of 
the proposed amendment. This is due to the fact that the main intent of this change is to 
allow for industrial development on the subject property, whicl1 is a lower traffic 
generator. 

Table 4 
Trip Generation - Resultant Trip Change (Table 2 vs Table 3) 

17701 N. Tamiami Trail 

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

In Out Total In Out Total 

Proposed 102 24 126 66 100 166 
Land Use Desimations 

Existing -112 -56 -168 -284 -318 -602 
Land Use Designations 

Resultant Trip Chan~e -10 -32 -42 -218 -218 -436 

Long Range Impacts (20-year horizon) 

Daily 
(2-way) 

1,549 

-7,373 

-5,824 

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, the only roadway 
improvements within the vicinity of the subject site shown on the 2045 Financially 
Feasible Plan were the widening of Littleton Road to a three-lane facility from Corbett 
Road to US 41 and widening of Bayshore Road (SR 78) to a six-lane facility from 
Business 41 to Slater Road. The Lee County 2045 Highway Cost Feasible Plan map is 
attached to this Memorandum for reference. 



~ TR TRANSPORTATION 
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Mr. Brian R. Smith, P.E. 
17701 N. Tamiami Trail CPA 

June 18, 2024 
Page4 

The Lee County Metropolitan Planning Organization's (MPO) long range transportation 
travel model was also reviewed in order to determine the impacts the amendment would 
have on the surrounding area. T11e base 2045 loaded network volumes were detennined 
for the roadways within the study area and then the PM peak hour trips to be generated 
by additional trips in Table 3 were added to the projected 2045 volumes. The Level of 
Service for the surrounding roadways was then evaluated. The Level of Service threshold 
volumes for County maintained roadways were derived based on the attached Lee 
County Generalized Peak Hour Directional Service Volumes table. The Level of 
Service threshold volumes for City of Cape Coral and State maintained roadways were 
derived based on the attached FDOT's Generalized Service Volume Tables consistent 
with FDOT' s District One Level of Service Report. 

The results of the analysis indicate that the addition of the project trips to the network 
will not cause any roadway links to fall below the adopted Level of Service standard for 
each analyzed roadway link within the study area. Therefore, no changes to the adopted 
long range transportation plan are required as result of the proposed land us~ change. 
Attached Table lA and Table 2A reflect the Level of Service analysis based on the 2045 
conditions. 

Short Term Impacts Analysis (2029) 

The 2021/2022-2025/2026 Lee County Transportation Capital Improvement Plan as weU 
as the latest Cape Coral Capital Improvement Program and FDOT's 5-Year Work 
Program were reviewed to determine if any future roadway improvements were planned 
in the vicinity of the subject site in the next five (5) years. Based on the review, Littleton 
Road was shown to be widened to a three-lane facility from Corbett Road to US 41. 
There are no other roadway capacity improvements identified on the aforementioned 
work programs. 

Table 3A and Table 4A attached to this repmt indicate the projected 5-year planning 
Level of Service on the surrounding roadways based on the trips shown in Table 3. The 
existing peak hour, peak season, peak direction traffic volumes on the various roadway 
links were obtained from the most recent Lee County Public Facilities Level of Service 
and Concurrency Report. Due to lack of traffic data in the County' s Concurrency 
Report, the existing peak hour, peak season, peak direction traffic volumes on Del Prado 
Boulevard segment west of US 41 as well as De Navarra Parkway were obtained by 
adjusting the latest AADT volumes by appropriate Kand D factors. 

The existing peak hour, peak season, peak clirection 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 oo historical traffic data obtained from the FDOT's Floridt1 Traffic 
Online webpage as well as Lee County's Traffic Count Database System GIS webpage. 
Based on the project traffic distribution jJ)ustrated within Table 4A, the roadway link data 
was analyzed for the year 2029 without the proposed amendment and year 2029 with the 
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proposed amendment. Historical traffic data obtained from the FDOT's and Lee County's 
traffic count report are attached to this Memorandum for reference. 

The results of the analysis indicate that the addition of the project trips to the network 
will not cause any roadway link to fall below the adopted Level of Service standard for 
each analyzed roadway link within the study area. Note, there were several roadway 
segments that were shown to operate at a poor Level of Service in the 2029 background 
(without project) traffic conditions, and not as a result of the proposed amendment. 
Therefore, based on this analysis no modifications will be necessary to the Lee County or 
Cape Coral short term capital improvement programs. Capacity analysis wilJ be evaluated 
again at the time the project will seek rezoning and local Development Order approvals. 
Additionally, Transportation concurrency is non-regulatory per Florida Statutes Section 
163.3180 and Lee Plan Policy 95.1.3, which provides ''Compliance with non-regulatory 
LOS standards will not be a requirement for continued development permitting, but will 
be used for facility planning purposes." 

Conclusion 

The proposed Comprehensive Plan Amendment is for approximately 17.96 acres of 
property located at 17701 North Tamiami Trail (US 4 1) in Lee County, Florida. The 
proposed Map Amendment on the subjeot property will change the land use designation 
from Suburban to Central Urban with the intent to allow for industrial development on 
the subject prope1ty. 

The results of the long-range and short-range link Level of Service analysis indicated that 
the addition of the trips as a result of the proposed request to the projected 2045 and 2029 
volumes will NOT cause any roadway links to fall below the recommended minimum 
acceptable Level of Service thresholds, respectively. 

There were several roadway segments that were shown to operate at a poor Level of 
Service regardless of this project. Capacity analysis will be evaluated again at the time 
the project will seek rezoning and local Development Order approvals. Additionally, 
Transportation concurrency is non-regulatory per Florida Statutes Section 163.3180 and 
Lee Plan Policy 95.1.3, which provides "Compliance with non-regulatory LOS standards 
will not be a requirement for continued development permitting, but will be used for 
facility planning purposes." Therefore, no modifications are necessary to the Short-Term 
Capital Improvement Plan or the Long-Range Transportation Plan to support the 
proposed Amendment. 

Attachments 

K.:120l4\0S May\03 1770 I N. Tamiami Trail CPA, Rezone & DO Lee Coupt)'\6-18-2024 Mcmorandum.tlou 



TABLES lA & 2A 

2045 LOS ANALYSIS 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2045 LONG RANGE TRANSPORTATION ANALYSIS-17701 N. TAMIAMI TRAIL 

GENERALIZED SERVICE VOLUMES 

2045 E + C NETWORK LANES LOSA LOS B LOSC LOSO LOSE 

ROADWAY ROADWAY SEGMENT #Lanes Roadwa~ Deslgnauon VOLUME VOLUME VOLUME VOLUME VOLUME 

US41 S. of Charlotte County 4LD Arterial 0 1,670 2,390 2,910 3,340 

S. Trail Dairy Clr 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Del Prado Blvd 4LD Arterial 0 0 1,785 1,942 1,942 

S. of Site 4LD Arterial 0 0 1,785 1,942 1,942 

S. of Business 41 4LD Arterial 0 0 1,785 1,942 1,942 

S. of Littleton Rd 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Pine Island Rd 4LD Arterial 0 0 1,596 1,900 1,900 

Business 41 S, of US 41 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Littleton Rd 4LD Arterial 0 0 1,596 1,900 1,900 

N. of Pine Island Rd 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Pine Island Rd 6LU Arterial 0 0 2,320 2,950 3,1 40 

Del Praclo BIVC! E. of US 41 2LU Arterial 0 250 1,840 1,960 1,960 I 
W. of US 41 4LD Arterial 0 250 1,840 1,960 1,960 

w. of De Navarra Pkwy 4LD Arterial 0 25 1,840 1,960 1,960 

Littleton Rd W. of US 41 2LU Collector 0 0 310 660 740 

Pine Island Rd (SR 78) W. of US 41 4LD Arterial 0 0 1,596 1,900 1,900 

Bayshore Rd (SR 78) E. of Business 41 6LD Arterial 0 0 2,751 2,866 2,866 

De Navarra Pkwy N. of Del Prado Blvd 2LU Collector 0 0 310 660 740 

I -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 Generalized Service Volume Tables consistent with FDOT's D1 LOS report. 



TABLE 2A 
2045 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

17701 N. T AMIAMI TRAIL 

TOTAL PM PEAK HOUR PRO.IECT TRAFFIC= 166 VPH IN= 66 OUT= 100 

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

FSUTMS COUNTY PCS/ BACKGROUND K-100 HOUR PK DIR D PEAK TRAFFIC VOLUMES & LOS TRAFFIC PM PROJ TRAFFIC VOLUMES & LOS 

ROADWAY ROADWAY SEGMENT AADT FOOT SITE# TRAFFIC FACTOR 2-WAY VOLUME FACTOR DIRECTION VOLUME LOS 01ST. TRAFFIC VOLUME LOS 
US41 S, of Cl\arlotte County 54 ,156 120103 54 ,156 0,090 4,874 o.s3a SOUTH 2,622 0 20% 20 2,642 0 

S. Trail Dairy Cir 66,137 120109 66,137 0,090 5 ,952 0,538 NORTH 3,202 F 25% 25 3,227 F 
S , of Del Prado Blvd 41,997 120036 41,997 0.090 3,780 0.538 NORTH 2,033 F 50% 50 2,083 F 
S. of Site 44,717 120036 44,717 0.090 4,025 0.538 NORTH 2,165 F 50% 50 2,215 F 
s. of Busroes, 41 -31,979 120079 31,979 0,090 2,878 0,538 NORTH 1,548 C 25% 25 1,57'3 C 
$ , of Lltlleton Rd 42,384 125'029 42 ,384 0.090 -3,815 0.538 NORTH 2,052 F 20% 20 2,072 F 
s of Pine Island Rel 41,073 125023 41,073 0,090 3,697 0.538 NORT H 1,989 F 10% 10 1,999 F 

Business 41 S. otUS41 26,182 1'20076 26,182 0.090 2,356 0.545 NORTH 1,284 C 25% 25 1,309 C 
s, of Littleton Rd 36,844 126027 36,844 0.090 3,316 0 .545 NORTH 1,807 0 20% 20 1,B27 D 
N. of Pine Island Rd 34,523 12-5027 34,523 0.090 3 ,107 0.545 NORTH 1,693 0 15% 15 1 ,708 D 

S or Pine Island Rd 51 ,753 125043 51,753 0,090 4 ,658 0,545 NORTH 2,538 0 5% 5 2,543 D 

Del Plado Blvd E. orUS41 .9,085 443 9,085 0.100 909 0 .52 WEST 472 C 10% to 482 C 
W ofUS41 41 ,866 123053 4 1,1!6S 0,090 3 ,768 0.55~ WEST 2,08i F 15% 15 2, 102 F 
W. or De Navarra P~wy 35,377 123053 35,377 0.090 3 ,184 0.554 VVSST 1,764 C 5% 5 1.769 C 

Littleton Rd W ofUS41 25,468 316 2-6.468 0.100 2,547 0.52 WEST 1,324 F 5% s 1,329 F 

Pine Island Rd (SR 78) W . of US 41 44,222 125042 44,222 0,0!!0 3,980 0.535 WEST 2,129 F 10°/, 10 2,139 F 

Bayshore Rd (SR 78) E. or Business 41 6-7,367 125028 67,367 0 .090 6 ,063 0.535 WEST 3,244 F 10% 10 3,254 F 

De Navamo P!<wy N, of Del Prado Blvd 10,4"'0 120197 10,440 0.090 9-10 0.5S-, NORTH 521 D 10% 10 531 D 

• The K-1 oo and D ractors for County man1alne<1 roadways were obtained from Lee Couoty Traffic Count Database System. 

• The K-100 and O ractors for the City of Cape Coral and FOO, roadways were obtlined from the FOOT Traffic Online webpage. 



TABLES 3A & 4A 

5-YEAR LOS ANALYSIS 



ROADWAY 

US41 

Business 41 

Del Prado Blvd 

Littleton Rd 

Pine Island Rd (SR 7B) 

Bayshore Rd (SR 78) 

De Navarra Pkwy 

TABLE 3A 
LEVEL OF SERVICE THRESHOLDS 

17701 N. T AMIAMI TRAIL 

GENERALIZED SERVICE VOLUMES 

LOS A LOS B LOS C LOS D LOS E 

ROADWAY SEGMENT #LANES ROADWAY DESIGNATION VOLUME VOLUME VOLUME VOLUME VOLUME 

S. of Charlotte County 4LD Arterial 0 1,670 2,390 2,910 3,340 

S. Trail Dairy Cir 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Del Prado Blvd 4LD Arterial 0 0 1,785 1,942 1,942 

S, of Site 4LD Arterial 0 0 1,785 1,942 1,942 

S. of Business 41 4LD Arterial 0 0 1,785 1,942 1,942 

S, of Littleton Rd 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Pine Island Rd 4LD Arterial 0 0 1,596 1,900 1,900 

S. orUS41 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Littleton Rd 4LD Arterial 0 0 1,596 1,900 1,900 

N. of Pine Island Rd 4LD Arterial 0 0 1,596 1,900 1,900 

S. of Pine Island Rd 6LU Arterial 0 0 2,320 2,950 3,140 

E. of US 41 2LU Arterial 0 250 1,,840 1,960 1,960 

W. ofUS41 4LD Arterial 0 250 1,840 1,960 1,960 

W. of De Navarra Pkwy 4LO Arterial 0 25 1,Bl\O 1,960 1,960 

W, of US41 2LU Collector 0 0 310 660 740 

W. ofUS41 4LD Arterial 0 0 1,596 1,900 1,900 

E. of Business 41 4LD Arterial D 0 1,785 1,942 1,942 

N. of Del Prado Blvd 2LU Collector 0 0 310 660 740 

D -Denotes the LOS Standard for each roadway segment 

I 

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

• Level of Service Thresholds for State mantained roadways were taken from FOOT's Generalized Service Volume Tables consistent with FOOT's D1 LOS report. 



TABLE4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

17701 N. TAMIAMI TRAIL 

1"0 TAL ~ROJECT TRAFFIC AM: 126 VPH Ir-!= 10;! OUT= 2q FOOT Sm K--Fantar 0-Factor 

TOTAL PROJECT TRAFFIC PM• 66 VPH IN~ 66 OUT= 100 123053 0,090 0,554 

120197 0,090 ass. 

2022 2029 2029 2029 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

LCOOT PCS OR B-"SE YR 2022 YRS OF ANNUAL PK SEASON PEAK DIRECTION VIC PROJECT AM PROJ PNI PROJ + A~1 PROJ V/C +PM PROJ VIC 

ROADWAY ROADWAY SEGMENT FDOI SIT~:! @I AQI ORQWTH. ' E8Il PEAK DIR.' VOLUME J.Q§ ~ ~ TRAFFIC TRAFFIC VOLUME b.Q§ B!!!!!. VOLUME LOS fl!!!£ 
US41 S, cl Charlotte Coonly 170103 15,700 24,500 15 3,01"4 , ,oe7 1338 B 0 46 20'Ao 20 20 1,358 B 0,47 1,358 B 0 .. 47 

S Tra~ Dairy Cir 120109 ;?J,SOO 39,000 15 343'!1 1,0ll7 1,3n C 0,72 25% 26 25 1,402 C 0,74 1,402 C 0 .74 

S. o! Del Prado Bil,d 120036 22,500 36,000 \5 3.18% 1,692 2.107 F 106 50% 51 so -:!,158 F 111 2,157 F 111 

S, of Sile 120036 22,500 36,000 15 J1e•;. 1,692 2 107 F 1.08 50% 51 .so 2,158 F 1,11 2,157 F 1 11 

S. of Busing•• 41 120079 18,800 25.000 15 200% 1,160 1332 C 0.69 2S'!1 28 25 1,358 C 0.70 1,357 C 0 ,70 

S cl Llttlelon Rd 125029 27,000 30,500 15 200% 1,257 1 S02 C 0 79 20•;. 20 20 1,523 C 080 1,522 C- 080 

s. of Pine l•land Rd 125023 29,500 31 ,000 15 2.00% 1,595 1,90Pi F 1 00 10% 10 10 1,916 f 1.01 1,916 F 1.01 

Bu!iilt'lt:!.!.s41 S. o! US 41 120078 8,300 13,900 15 3,50% 617 8-'1 C 0 41 2S'ICo 26 25 866 C 046 866 C 0-46 

S of L./jtleton Rd 125027 17,100 24,000 15 229,1, 1,186 1.453 C 076 20% 20 2D 1,474 C 078 1,473 C 078 

N of Pine Island Rd 125027 17.100 24,000 15 229'll 1,166 1,453 C 0.76 1-5'1, 15 15 1,469 C 077 1, d6'8 C OTT 

S . of Pine Island Ro 12S043 23,500 34,500 15 2.59% 1,4~ 1,861 C 0,64 S% 5 5 1,866 C 064 7,886 C 064 

DBI Prado Blvd E. o! US 41 4'13 7,800 11 ,100 5 791% WJ 949 C 0.48 10% 10 10 959 C 049 959 C 049 

w crUS<ll 123053 14,400 30,000 15 5 .01% i,400 2,323 F 1. 19 1S'.4 15 15 -:!,339 F 119 2,338 F 119 

W cl D<> Nava,ra Pkwy 123053 14,400 '30,000 15 501% 1,496 2 323 F 1 .19 5% s 5 2,329 F 119 2.328 F 11 9 

u111a1onRd W cfUS41 316 7,600 12,1 00 s 9,75'11 -'198 USO F 1,55 5% 5 " 1.155 F 158 1.1 55 F ,~ 
Pine Island R~ (SR 76) W or US41 125042 :IO,S00 39,500 15 2.00% 1,823 2 ,179 F 115 10% ,c 10 :i:.tes f 1 15 2,189 F 1.1s 

Say~nora Rd (SR 78) e . of eu.;ne,;, 41 125028 35,500 •2,500 15 200% 1,920 2.29.5 F , ,a 10% 10 10 2,305 F 119 2j305 F 1.19 

De Navarra PkwV N. ol Del Prado Blvd 120197 2.900 6.300 e 1018% 31 • 752 F 1,14 10% 10 10 762 F 115 762 F 1.15 

, AGR ror roadways was ailculatao based Ille lllstorical t,amc da1a obtained rrom 1he FOOTs F Ollda Tralf,c Online wobapge and Lee coumy Trame Count Dalabase s~1am 

2 Current peak hour puk season pea~ direction lraffrc volumes !or a ll roadways were- oblainlltl lrom tlli, 2023 Lee County Public facll las Level ol Seri,ce and Concurrency Report 

2 Due to leckol treffic,dala, lho eurrontpsek ho...-poak season peakdi,ec1i0n traffiovclume• fer Del Prado Blvd we•I ol US ~1 and De Navarra Pkwy north of Del Prado Blvd were obtained by ed)uslin9 lhe MDT by K&O factors 



LEE COUNTY GENERALIZED 

SERVICE VOLUME 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 8 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 8 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 8 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 8 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. 



FDOT GENERALIZED SERVICE 

VOLUME TABLES 



,._ 
.. FOO~ 

(C2T-Rural 
Town) 

(C4-Urban 
General) 

(CS-Urban 
Center) 

(C6-Urban 
Core) 

- - - - - - - - - -~ 

C21: C4, CS, & C6 Motor Vehicle Arterial Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way AADT 

1~~: -: -1-7~-~1:_9_~0_1-.-~-
_-- T B _ c __ D 

1,710 
2,980 

4,560 

E B C D 

2 Lane t--• ___ 1,140 
3 Lane • 2,120 

1,640 -----
2,510 •• 

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

I 1 Lane I 
2 Lane 

3 lane 

1 4 Lane 

1 Lane 

2 lane I 
j_ Lane I 

4 lane 

B C 

* 1,210 
,. 2,210 

* 2,590 

B I C 

• • 

D 

870 

1,790 

2,810 

3,310 

D 

690 

E 

1,190 

2,020 

2,990 

3,510 

E 

1,080 
--------,--- ---t--

• 1,290 1,900 2,130 
·'--- - -,-----i-

1,410 2,670 3,110 _,__ ____ _ 
2,910 3,560 3,640 ----

I B ~I c7" D E 

1 lane I * *** 790 1,030 
_ 2_ l _a_n_e-1---,.---'- - • :_•~ 49_0_,___1,-9-20 

_3_L_a_n_e_ l __ • ___ ••• _ \ 2,730 2,940 

4 lane * .... 3,250 3,490 

Adjustment Factors 

I 

2 lane 

4 lane 

6 ~ne I 

I 1,310 

_*_I 2,010 

• 3,850 

2 Lane +I---:---...--~ 
4 Lane • 2,200 ~-----
6 lane • 4,020 

8 Lane I • l -4,710 

8 C 

• • 
1 4 Lane • 2,350 ---------

6 lane 1 • 2,560 

8 La~ e_] __ • ____ s_,_2_90_ 

2 Lane 

4 Lane 

6 Lane 1 

8 lane 

B 

• 

• 

C 
.. .. 
••• 
• •• 

The peak. hour directional service volumes should be adjust by multiplylng by 1.2 for one-way facilities 
The AADT service volumes should be adjusted by multiplying 0.6 lor one way facinties 2 Lane Divided 
Roadway w,th an Exclusive Left Tum Lane(s): Multiply by 1.05 
2 lane Undivid,d Roadway with No Exclusive Left Tum lane(s): Multiply by 0.80 

... 

... 

D E 

1,580 2,160 

3,250 3,670 

5,110 5,440 I 

6,020 I 6,380 

D 

1,250 

3,450 

4,850 5,650 
-----

6,470 6,620 

D E ___ __,_ __ 
1,440 1,870 

2,710 

4,960 

5,910 

3,490 

5,350 

6,350 

L 2 L~ne I 
4 lane 

6 Lane I-

2 lane 

• 

• 

B 

• 

4~~e • 
6 ~ne • 

8 Lane '" 

I
' ,d_ : 

4 Lane * 
6 lane 

8 ~ne 

I 2 Lane 

4 lane 

6 Lane 

8 Lane 

B 

• 
• 

• 

El(cJuslve right I urn lane(s): Multiply by 1.05 

13,800 18,000 

21,800 31,400 
---

40,500 48,000 

C 

24,400 

44,700 

52,300 

D 

17,600 

36,100 

56,800 

66,900 

C D 

• I 13,9□~ 
26,100 1 38,300 

28,400 53,900 

58,800 71,900 

c_l_ ~ 
••• I 16,□□o 
• •• 30,100 

55,100 

• •• 65,700 

Multilane Undivided Roadway with an Exclusive Left Turn Lanels): Multiply by 0.95 
Multllane Roadway with No Exclusive Left Tum Lane(s): Multiply by o. 75 
Non-State Signalized Roadway: Mufti ply by 0,90 

This t.,ble does not constitute a standard and should be usl!d only for 1eneral planning applications. The table should not be used for corridor or lnte~ection design, where more reRned techniques ulst. 
• Cannot be achieved using table input ""lue defaults. 
•• Not .. pplicable for that level or service letter g~de. For the automobile mode, volumes greater than level of service o become f because lnt8sectlon capacities have been reached. 

E 

... 

E 

24,000 

40,800 

60,400 

70,900 

E 

21,800 

43,000 

62,800 

73,600 

E 

20,800 

38,800 

59,400 

70,600 



.. f • t . . I I 

_· . : FOOT\) 
I I I I ~ 

--- ~ • ..I..,_____. __ -- --•~-•~ ----~- - --- - - •--. _: - -- ~- - - ______ L _ ___., 

(Cl-Natural & 
C2-Rural) 

Cl & C2 Motor Vehicle Highway Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way 

r 

B C D E 

1 Lane 240 

2 Lane 1,670 

3 Lane 2,510 

430 730 1,490 .------
2,390 2,910 3,340 

3,570 4,370 5,010 -------

I ---, 
~ B C -------

e 440 _7~0 

4 Lane 3,040 4,350 
--

6 Lane 4,560 6,490 

Adjustment Factors 

2 Lane Divided Roadway with Exclusive Left Turn Adjustment: Multiply by 1.05 
Multi lane Undivided Highway with Exclusive Left Turn Adjustment: Multiply by 0.95 
Multi lane Undivided Highway without Exclusive Left Turn Adjustment:: Multiply by 0.75 

AADT 

D E B C D 

1,330 2,710 2 Lane 4,600 8,200 14,000 -
5,290 6,070 4 Lane 32,000 45,800 I 55,700 

-I---- - --
7,950 9,110 6 Lane 48,000 68,300 83,700 

This table does not constitule a standard and should be used on ly for general planning applications. The tableshould not be used for cortidor or inte,.ection design, where more relined techniques e,ist. 

E 

28,500 

63,900 

95,900 



. 

. FDOJ1) 
~ 

·-. _ _::: _ _.1 __ - :.... --- - - --~ -~= 

(OC-Suburban 
Commercial) 

(C3R-Suburban 
Residential) 

C3C & C3R Motor Vehicle Arterial Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way AADT 

-
I B C D E B C 0 E B 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 ~-- -1 
- - 8 Lane * 5,760 5,780 •• 

I 8 Lane • 64,000 64,200 -

- - ,- -
B I C D E 8 C D E 8 C D -

I 1 Lane * 970 1,110 •• 2 Lane • 1,760 2,020 •• 2 Lane • 19,600 22,400 
, - I-- -

2 Lane • 1,700 1,850 •• 4 Lane • 3,090 3,360 •• 4 Lane • 34,300 I 37,300 ,- - I --
3 Lane • 2,620 2,730 •• - 6 Lane • 4,760 4,960 ... --

s2,900 I 6 Lane • 55,100 
~ 

Adjustment Factors 

Exclusive right tu rn 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 MDT 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 Tum Lane(s) : Multiply by 0.95 
Multilane Roadway with No Exclusive Left Turn lane(s): Multiply by 0.75 

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 nol constitute a standard and shou ld be used only for general planning applicattons. The table should not be used for corridor or lnrersecnon desisn, where more refined techniques exist. 
• Cannot be achieved using table input va lue defau lts. 
•• Not applicable for that level of service lener ifilde. For the automobile mode, volumes greater rhan level of service O become F because intersection capacities have been reached . 

E 

•• 
•• ... 
•• 

E 

•• 
•• 
.. .. 



TRAFFIC DATA FROM LEE COUNTY 

TRAFFIC COUNT DAT ABASE 

SYSTEM 



_J ! LEE COUNTY 
Traffic Count 
(TCDS) 

Home Locate Locate All Email This Auto-Locate : D 

List Vew All DIRs 

~ Record I 1◄ I j 1 I I ► I I of 1 Goto Record £1 
Location ID 443 MP0ID 

Type SPOT HPMS ID 
On NHS No 0nHPMS No 

LRSID LRS Loe Pl. 

SF Group 1 ► Route Type 

AF Group Route 

GF Group Active Yes 

Class Dist Grp Category 

Seas Clss Grp 

WIMGroup 

QC Group Default 

Fnct'l Class Tube Count, Annually Milepost 

Located On DelPrado Blvd 

Loe On Alias 
EAST OF US-41 

More Detail ► 

STATION DATA 

Directions: 1.J_-WAY lL EB I WB 14) 

AADT ti 
Year AADT DHV-30 K¾ D¾ PA BC Src 

2023 11,100 1,101 10 52 
2022 9,600 1,025 11 56 
2020 8,800 577 7 53 
2019 7,800 860 11 57 

2018 7,800 848 11 56 

-1.~.L-~J -2...J 2ill 1-5 of 16 

Travel Demand Model 
Model Model AM PHV AMPPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV Year AADT 

VOLUME COUNT VOLUME TREND ti 
Date Int Total Year Annual Growth 

• Thu 1/25/2024 15 13,473 2023 16% 

• Wed 1/24/2024 15 13,246 2022 4% • Tue 1/23/2024 15 13,264 2020 13% .,, Wed 10/25/2023 15 12,452 .. Tue 10/24/2023 15 12,305 .. Thu 4/1312023 15 13,066 .. Wed 4/12/2023 15 11,237 

2019 0% 
2018 8% 
2017 9% 

• Tue 4111/2023 15 12,550 2016 10% 

• Thu 4f712022 15 10,644 2015 12% 

• Wed 4/6/2022 15 10,945 2014 14% 

~_s_J2:J2.W 1-10of52 ·-. -. -·1 
[ mm / dd / yyyy ~ ] To Date I ~ 

2013 1% 

~~2-J~ 1-10of15 

Privacy Policy I Terms of Service I © 2024 Midwestern Software Solutions, LLC (MS2) 

® 



! LEE COUNTY 
Traffic Count 
{TCDS) 

Home Lor::ate Locate All Emall·Thls Auto-Locate: O 

Ust View An DIRs 

~ Record I 1 I I 1 I I, I I of 1 Goto Record I _g£J 
Location ID 316 MPOID 

Type SPOT HPMS ID 

On NHS No On HPMS No 

LRSID LRS Loe Pt. 

SF Group 2 ► Route Type 

AF Group Route 

GF Group Active Yes 

Class Dist Grp Category HPMS 

Seas Clss Grp 
WIM Group 

QC Group Default 

Fnct'I Class - Milepost 

Located On Littleton Rd 

Loe On Alias 

WEST OF US-4 1 

MoreDetall ► 

STATION DATA 

Directions : I 2-WAY I EB WBl @ 

AADT-
Year AADT DHV-30 K% D% PA BC 

2023 12,100 1,186 10 
2021 10,000 
2019 9,500 1,010 11 

2017 8,000 770 10 
2015 7,600 721 9 

~~~22.LI 1-5 of 11 

Travel Demand Model 

Src 

Model 
Vear 

Model 
AADT AM PHV AM PPV MD PHV MD PPV PM PHV PM PPV NT PHV NT PPV 

VOLUME COUNT VOLUME TREND \j 
Date Int Total Year Annual Growth 

~ Wed 10125/2023 15 12,650 2023 10% 
~ Tue 10/24/2023 15 12,483 2021 3% 
~ Thu 4/13/2023 15 14,366 2019 9% 
~ Wed 4/12/2023 15 12,949 

~ Tue 4/11/2023 15 14,304 

~ Thu 4/8/2021 15 10,981 

-9' Wed 41712021 15 11,135 

-9' Tue 4/6/2021 15 10,867 

2017 3% 
2015 10% 
2013 -8% 
2011 1 o/o 

~ Wed 4/17/2019 15 10,801 2006 -5% 

~ Tue 4/16/2019 15 10,574 2005 7% 

bJ ~ 2-1 2W 1-10 of 44 - -· -. ' ' 
2004 13% 

I mm / dd / yyyy ~ I To Date I ~ 
Privacy Policy I Terms of Service I © 2024 Midwestern Software Solutions, LLC (MS2) 



TRAFFIC DATA FROM FOOT'S 

FLORIDA TRAFFIC ONLINE 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 HI STORICAL AADT REPORT 

80UNTY: :.2 - LEE 

SITE:: 0103 - SR45/US41/TAMIAl'lI TR, s OF CHARLOTTE COUNTY LC449 

YEAR 

2023 
2022 
2021 
2020 
2019 
2013 
201 ., 
21Jl 
201 
201 
201 
201 
201 
201 
200 
200 

1\AD'I DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- ------- - --------

24500 C N 12500 s 12000 9.00 53.60 13 . 90 
22500 F N 11500 s 11000 9.00 53 . 70 12 . 40 
22500 C ~ 11500 s 11000 9 . 00 53 . 10 12 . 40 
20500 C )l 10500 s 10000 9.00 52. BO 11. 70 
22500 C N 11500 s 11000 9.00 53.30 10.10 
21000 C N 10500 s 10500 9.00 53.30 9 . 30 
19400 C N 10000 s 9 400 9.00 53.20 9 . 80 
20500 C )l 10500 s 10000 9.50 56 . 20 9.90 
18800 C N 9500 s 9300 9.50 54.50 8 . 60 
17700 C N 9000 s 1noo 9.50 54 . 60 9 . 00 
15700 C N 7900 s 7800 9.50 59.70 9.60 
16200 C N a:oo s 8100 9.50 54.30 9.20 
15500 C N 7900 s 7600 9.50 55.00 8.70 
16000 C N 8:.00 s 7900 10.32 57 . 60 8 . 40 
15000 C N 7600 s 7400 10.24. 54. 47 10. 70 
15700 C N 7800 s 7900 10.37 58 . 94 8.20 

MDT FLAGS: C = COMPOT~D; E = MANUAL ESTIMATE; F = FIRST ~EAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR EST:MATE; X = UNKNOWN 

;K FACTOR: STARTING WITH YEAR 2011 :s STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 HISTORICAL AADT REPORT 

COUNTY: 1 2 - LEE 

SITS: 0109 - SR 45/US 41 / Tl\MIAMI TRL, NORTH OF DEL PRADO BLVD 

YEAR 

2023 
2022 
2021 
2.020 
2019 
2016 
2017 
2 01 6 
201.5 
2014 
2013 
2 012 
20 :_1 
2010 
2009 
2008 

AADT DIRECTI'ON l DIRECTION 2 •K FACTOR D FACTOR T FA.CTOR 
---------- ------------- ------------ --------- -------- --------

39000 C N 19500 s 19500 9 . 00 53.80 12.50 
33000 F N 16500 s 16500 9 . 00 53.70 11. 00 
33000 C N 16500 s 16500 9.00 53 .10 11. 00 
29000 C N 14500 s 14500 9.00 52 . 80 8 . 90 
38500 C N 19500 s 19000 9 . 00 53 . 30 7.30 
37000 C N 18500 s 18500 9.00 53.30 7 . 50 
30500 C N 15000 s 15500 9 . 00 53.20 8.10 
32000 C N 16000 s 16000 9 . 00 56 . 20 7 .60 
31500 C N :.6000 s 15500 9.00 54.50 6.90 
32500 C N 1 6500 s 16000 !LOO 54.60 6.40 
26500 C N 13500 s 13000 9.00 59.70 7 . 4.0 
26500 C N 13000 s 13500 9.00 54.30 7.50 
27000 C N 13500 s 13500 9.00 55.00 7.00 
27500 C N 14000 s 13500 10 . 32 57.60 6 . 60 
26000 C N 13000 s 13000 10 . 24 54.47 6.80 
23500 C N 11500 s 1 2000 10.37 58.94 5.20 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIM.~TE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMJ'.TE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

+K FACTOR : STARTING WITH YEAR 2011 IS STANDARDK, ?~IOR YEARS ARE K30 VALUES 



F~ORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 HISTORICAL AAD'!' REPOBT 

COUNTY: 12 - LEE 

SITE: 0036 - SR 45/US 41/TAMIAMI TRAIL, NW OF SR 739/US BUS 41 

YEAR 

2023 
2022 
2021 
2020 
2019 
201B 
2017 
2016 
,'015 
2014 
2013 
2012 
2011 
2010 
2009 
2009 

MDT DIRECTION J. DIRECTION 2 *K FACrOR D FACTOR T FACTOR 

----------- ------------ ------------ -------- -------- --------
36000 F N 18500 s 17500 9.00 53 . 80 11.20 
35000 C N 18000 s 17000 9.00 53.70 11 . 20 
26000 C N 13500 s 12500 9.00 53. 1 0 9.40 
34000 C N 17500 s 16500 9.00 52.80 6 . 90 
26500 C N 13500 s 13000 9.00 53.30 7.60 
30500 C N 15500 s 15000 9.00 53.30 6 . 70 
25000 C N 13000 s 12000 9.00 53.20 6.90 
29000 C N 15000 s 14000 9.00 56.20 6 . 50 
26500 C N l3500 s 13000 9.00 S4.50 6 . 70 
27500 C N 14000 s 13500 9 . 00 54.60 6.30 
25000 C N :.2soo s 12500 9.00 59.70 6.30 
23000 C N 11500 s 11500 :LOO 54. 30 6.20 
24000 C N 12000 s 12-000 9.00 55_ 00 6.00 
24500 C N 12500 s 12000 10.32 57.60 6,50 
23500 C N 12000 s 11500 10 .24 54.n 6 . 30 
22500 C N 11500 s 11000 10.37 58 .. 94 5 . 30 

AADT FlAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIM.~TE; R = FOORTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

ry FACTOR: STARTING WITH YEAR 2011 IS STANDARD¥, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 RI~TORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0079 - SR45/US41, SOUT3 OF SR739 & N OF LITTLETON RD LC425 

YEAR 

2023 
2022 
2021 
2020 
2019 
2018 
2011 
2016 
2015 
20_4 
2013 
2012 
2011 
2010 
2009 
2008 

AADT DIRECTION 1 DIRECTION 2 *K EACTOR D FACTOR T FACTOR 
---------- ..--.---------- ------------ --------- ------- - ----- ---

25000 N 12500 s 12500 9.00 53.80 6.60 
24000 C N 12000 s 12000 9.00 53.70 6.60 
20500 C N 10500 s 10000 9.00 53.10 6.30 
25000 C N 12500 s 12500 9.00 52.80 4.90 
22500 C N 1 500 s 11000 9.00 53 . 30 4.90 
2 25 00 C N 11000 s 11500 9.00 53.30 5.40 
18200 C N 9100 s 9100 9.00 53.20 5.50 
22ooo·c N llOOO s 11000 9.00 56.20 4.70 
22000 C N 11000 s 11000 9.00 54.50 4.80 
21000 C N 10500 s 10500 9.00 54.60 3 . 80 
18500 C N 9100 s 9400 9.00 59. 70 5.00 
18500 C N 9000 s 9500 9.00 54.30 4.80 
19600 C N 9600 s 10000 9.00 55.00 5.20 
21000 C N 10500 s 10500 10.32 57. 60 5.20 
1 8200 C N 9100 s 9100 10.24 54.4 7 4.50 
1B800 C 9400 s 9400 10.37 58.94 4.30 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
5 = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = ?IFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE · X = UNKNOWN 

•K FAC!OR: STARTING WITR YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 

YEAR 

2023 
2022 
202: 
2020 
2019 
2018 
2017 
2016 
2015 
2011 
20:2 
2012 
20L 
2010 
2.009 
2008 

5029 - SR 45/US 4,1,, N OF DIPLOMAr PKWY E LC419 

AADT DIRECTION 1 DIRECTION 2 +K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------- -------~ « -------- --------

30500 C N 15000 s 15500 9.00 53.80 6.50 
26000 F N 12500 s 13500 9.00 53.70 6 ,20 
26000 ::: N 12500 s 13500 9.00 53.10 6.20 
31500 C N 15500 s 16000 9.00 52.80 4.10 
30000 r N 14500 s 15500 9. 00 53.30 4. 70 ~ 

29500 C N 14500 s 15000 9.00 53.30 4.30 
24000 C N 12000 s 12000 9.00 53.20 4.90 
29500 r N 1450C s 1.5000 9.00 56.20 4.10 -
28500 ::; N HOOC s 14500 9.00 54 .so 3.90 
27000 - N 1350G s 13500 9.00 54 . 60 3. 70 ~ 

23500 C N 1150G s 12000 9,00 59 . 70 5.30 
23500 C N 11500 s 12000 9.00 54 . 30 4.30 
27500 C N 13000 s 1'1500 9.00 55.00 4.00 
28500 C N 13500 s 15000 10.32 57.60 4.50 
26000 C N 12500 s 13500 10.24 54. 47 5.20 
27000 C N 13000 s 14000 10.37 58 . 94 3.90 

AADT FLAGS: C = COMPUTED; E = M.A.NUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE1 T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTE YEAR ESTIMATE; X = UNKNOWN 

•K FACTOR: ST~RTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2023 HISTORICAL MDT REPORT 

COUNTY: 12 - LEE 

SITE: 5023 - SR 45/US 41, NW OF CR 78A/PONDELLA RO LC431 

'fEAR MOT DIRECTION 1 DIRECTION 2 irK FACTOR D FACTOR T FAC1"0R. 
---- ------ ----------- - ------ ----- --------- -------- ---~---

2023 31000 C N 15500 s 15500 9 . 00 53 . 80 7 . 90 
2022 33000 C N 17000 s 16000 9.00 53. 70 5.70 
202 1 30500 C N 15500 s 15000 9.00 53.10 5 . 60 
202 0 33500 C N 17000 s 16500 9 . 00 52.80 4.10 
2 01-9 30000 C N 15500 s 14500 9.00 53.30 5.80 
2018 28500 C N 14500 s 14000 9.00 53.30 5.70 
2 017 29500 C N 15500 s 14000 9.00 53.20 4.30 
2016 31000 C N 16000 s 15000 9.00 56.20 4.60 
20 15 31500 C N 16500 s 15000 9.00 54.50 4.20 
ioH 30500 C N 16000 s 14500 9 . 00 54.60 4.00 
2013 30500 C N 16000 s 14500 9.00 59.70 4.10 
?.O 12 29500 C N 15500 s 14000 9.00 54 . 30 4.30 
2 01 :. 30000 C N 15500 s 14500 9.00 55 . 00 4.20 
2010 30000 C N 15500 s 14500 10.32 57.60 4 , 10 
200~ 27000 C N 14000 s 13000 10.2-1 54. 47 4.20 
2008 29500 C N 1550 0 s 14000 10.37 58.94 5.50 

AACT FLAGS : C = COMPUTED; E = MANOAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE: 6 = SIXTH YEAR ES TIMATE; X = UNKNO\'IN 

•K FACTOR : STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
'1'RANSPORT?\.TION STA'l':i:STICS OFFICE 

2023 HISTOR:CAL AAD'l' REPORT 

COUNTY: 12 - lZE 

SIT3: 0078 - SR 739/U3 BlTS 41, NORTfl OF LAUREL DRIVE LC396 

YEA?. 

2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
201-1 
2013 
2012 
2011. 
2010 
2DJ9 
2008 

MDT DIRECTION l DlRECTION 2 "'K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- ------- - --- -- ---

13900 s N 7300 s 6600 9.00 54.50 13.10 
13000 F N 6800 s 6200 9.00 52 .70 13.10 
12600 C N 6600 s 6000 9.00 52,60 13.10 
13200 C N 6900 s 6300 9 .00 SL 70 7.00 
11800 C N 6_ 00 s 5700 9.00 52,00 7.50 
10800 C N 5600 s 5200 9.00 52.30 7.10 
10000 C N 5300 s 4700 9.00 53.20 7.60 
10300 f N 5500 s 4900 9.00 57.90 7 .. 60 

9800 C N 5200 s 'l.600 9. 00 58.40 7.60 
8200 F N 4300 s 3900 9.00 56. 40 8.00 
7800 C N 41 00 s 3700 9.00 64.00 8.00 
7100 C 3700 s 39.00 9.00 63.4.0 8.40 
7900 .. N noo s 3BOO 9.00 62 . 50 7.70 
8100 C N 4200 s 3900 11.15 63 . 35 L 70 
7700 C N 3900 s 3800 11.00 E3.1B 8,80 
8300 C N 1!200 HOO 11. 56 6(!. a~ 8.80 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTI~ATE; 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 

2023 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

3ITE: 5027 - SR 7 39/0S BOSH, NORTH OF POWELL DRIVE LC394 

~EAR 

2023 
2022 
2021 
2020 
2019 
2018 
2 017 
201 
2015 
2 014 
2013 
2012 
2011 
2010 
2009 
2006 

AADT DIRECTION 1 DIRSCTION 2 *K FACTOR D FACl'OR T :ACTOR 
--- ------- ------ ------ ---- -------- --------- ---- --- - --------

24000 C N 1 2500 s 11500 9.00 54 .50 12.50 
25000 C N 13000 s 12000 9.00 52.70 10.20 
21000 C N 11000 s 10000 9.00 52.60 11.20 
21500 C N 11000 s 10500 9.00 51.70 7.00 
20500 C N 10500 s 10000 9.00 52.00 7. 30 
1 8800 C N 9600 s 9200 9.00 52.30 7.50 
18400 C N 9'100 s 9000 9.00 53.20 9.00 
18900 C N 9700 s 9200 9.00 57.90 6.30 
17200 C N 8800 s 8400 9.00 58.40 6.00 
17300 F N 8800 s 8500 9.00 56. 40 5 . 50 
16300 C N 8300 s 8000 9.00 64.00 5.50 
13900 C N 7100 s 6800 9.00 63.40 6.10 
15400 E' N 7800 s 7600 9.00 62.50 4.90 
15800 C N 8000 s 7800 11. 16 63.35 4.90 
16400 C N 8300 s 8100 11. 00 63.18 6.00 
11100 C N 8600 s 8500 11. 56 68.04 7.10 

AADT FLAGS: C = COMPOTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = '!HIRD YEAR ESTIMATE; R = FOORTH. YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ES~IMATE; X = ONKNOWN 

*K FACTOR : STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



Ft.ORIO!\ DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STAl'ISTICS OFFICE 

2023 HISTORICAL AADT REPORT 

CCONTYc i2 - LEE 

SITE: 5043 - SR 739/0S B0541, NORTH OF PONDELLA ROAD LC397 

YEAR 

202 :: 
2022 
2021 
2020 
2019 
201e 
2017 
2015 
2-J:5 
2c:~ 
20:": 
2'.'12 
,011 
2010 
}009 
2008 

AADT DIRECTION l DIRECTION 2 .. K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- -------- --------

34500 C N 18500 s 16000 9.00 54.50 8.30 
31500 F N 16500 s 15000 9.00 52.70 9.60 
30500 C N 16000 s 1'1500 9.00 52. 60 7.80 
25500 C N 13500 s 12000 9.00 51.70 9.20 
32000 C N 16500 s 15500 9.00 52.00 5.90 
31000 C N 16000 s 15000 9.00 52.30 6.10 
27500 C N 14500 s 13000 9.00 53.20 6 .20 
31000 C N 16000 s 15000 9.00 57.90 5.60 
28500 C N 14500 s 14000 9.00 58.40 6.40 
29500 C N 15000 s 14500 9.00 56 . 40 4.90 
23500 F N 13000 s 10500 9.00 64. 00 4.90 
23500 C N 13000 s 10500 9.00 63.40 4.90 
23000 F N 12500 s 10500 9 .DO 62 . 50 5.20 
23500 C N 13;)00 s 1.0500 11.16 63.JS 5.20 
23500 C N 13:JOO s 10500 11 . 00 63.18 3 . 20 
23500 C N 13000 s 10500 11.56 68.04 5. 40 

AADT fLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND ~EAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = ONKNOWN 

~K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YE.II.RS ARE K30 VALUES 



FLORIDA :)Z?ARTMENT OE TRANSPORTATION 
TRANSPORTAT!ON STA'IISTICS OFFICE 

2023 HIS~ORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 3053 - DEL PRADO BLVD, N OF KISMET PKWY cc 

Yf:AR 

2 0 23 
2 022 
2021 
20 20 
2019 
2 01 6 
201-
201 6 
2015 
2014 
2013 
20 12 
201 
2 01 0 
20 0 9 
20 8 

A.~DT DIRECTION 1 DIRECTION 2 r :< FACTOR D FACTOR T FAC TOR ,__ _________ 
---------- -- -------- ---- --------- ------- - - -------

30000 C N 15000 s 15000 9.00 55. 40 5.90 
22000 X 0 0 9 . 00 53.90 '::!.60 
21000 X 0 0 9 . 00 53.50 4-10 
20000 E 0 0 .9.00 54.00 5.70 
20000 C N 0 s 0 9.00 56 . 00 3.10 
19600 C N 9900 s 9700 9.00 53.30 2.60 
19100 T 9.00 51.10 3.60 
18100 s N 9000 s 9100 9.00 68.20 5.00 
1 7100 F N 8500 s 8600 9.00 68 . 60 5 . 00 
16300 C N 8100 s 8200 9.00 68.30 5.00 
13900 s N 7200 s 67 00 9.00 68.70 4.90 
14100 F N 7300 s 6800 9.00 66 . 80 4.90 
14500 C N 7500 s 7000 9.00 69 . 00 4.90 
14000 s N 7000 s 7000 1 0.51 69.B3 5.70 
HZOO F N 7100 s 7100 0 .34 70.40 5.'70 
14400 C N 7200 s 7200 1 0.64 69.53 5.70 

MDT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST r"EAR ESTIMATE 
S = SECOND YEAR ESTIM..l\TE; T = THIRD YEAR ESTIMATE; R = FOORTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K rACTOR : STARTING WITH YEAR 201 1 IS STANDARDK, PRIOR YEARS A.RE K30 VALUES 



FLORI DJ\ DEPARTMENT OF T.RANSPORTATIO~ 
TRANSPORTATION STATISTICS OFFICE 

2023 HISTORICAL MDT REPORT 

COUNTY: 12 - LEE 

S I TE: 5042 - SR 78, W:SST OF SR 45/US 41 (LC364 ) 

YE.AR 

2023 
i:02Z 
202:. 
2020 
2019 
201!! 
:'.017 
2016 
2c:.s 
20:.4 
2013 
20:.2 
2J:.: 
201.'J 
.'.:0:)3 
20.)9 

AADT DIRECTION 1 DIRECTION 2 *I< FACTOR D FACTOR T FACTOR 
---------- ----~----- ------------ --------- -------- --------

39500 F E 19500 w 20000 9.00 53.50 8.60 
37500 C E 18500 w 19000 9.00 54.00 8.60 
35500 C E 17000 w 18500 9 . 00 57.00 8 . 40 
36500 E E 0 w 0 9.00 54.00 6 . 30 
:36000 C E 0 w 0 9.00 56.00 7 . 80 
35500 C E 17000 w 18500 9.00 53 . 30 i.20 
34500 C E 16500 w 19000 9.00 53.20 7 . 10 
33000 C E 16000 w 17000 9 . 00 57 .10 5.80 
30500 C E 14500 w 16000 9.00 56.60 5 . 60 
28000 F E. 1.3500 w 14500 9.00 56.60 4. 70 
27000 C E 13000 111 14000 9.00 57.20 4 . 70 
26000 C E 1 2500 w 13500 9.00 57.10 5 . 40 
24000 F E :1soo w 12500 9.00 56.70 5.80 
25000 C E :..2000 w 13000 10.19 55.56 5 . 8 0 
29500 C E 14500 w 15000 9. 1 8 58 . 15 5.30 
3 0500 C E 14500 w 16000 9.84 57.71 6 , 60 

AADT FLAGS: C = COMPUTED; E = MANUA~ ESTIMATE; f = FI~sr YEA.R ESTIMATE 
S = SECOND YEAR ESTI~ATE; T = TRIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ~S!IMATE; X = UNKNOWN 

""K FACTOR: START:NG WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUS:S 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION -STATISTICS OFFICE 

2023 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 5028 - SR 78/BAYSHORE DR, EAST OF SR 739/US BUS 41 LC218 

YEAR 

2023 
2022 
202: 
2020 
2019 
2018 
2017 
~016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 
2008 

MDT DIRECTION 1 DIRECTION 2 --K FACTOR D FACTOR T FACTOR 
----·------ ------------ ---- -------- --------- -------- --------

42500 C E 21500 -~ 21000 9.00 53.50 6.50 
39500 F B 20000 w 19500 9.00 54.00 6.50 
38500 C E 19500 w 19000 9 .00 57.00 6.50 
36000 E. E 0 w 0 9.00 54.00 6.90 
35000 C E 0 ~/ 0 9.00 56.00 6.80 
34000 C E 1750 0 w 16500 9.00 53 .30 7.10 
34500 C E 17500 w 1700 0 9.00 53 . 20 6. 30 
34500 C E 17500 w 17000 9.00 57 .1 0 7.10 
30500 C E 15500 I~ 15000 9.00 56.60 7.20 
32500 F E 16500 w 16000 :LOO 56.60 6 .0 0 
31500 C E 160CO ri 15 500 9.00 57.20 6.00 
32000 C E 16000 w 16000 9.00 57.10 6 . 40 
32500 F E 17000 1·1 15500 9.00 56.70 5.60 
33500 C E 17500 w 16000 10.19 55 . 56 5.60 
32500 C E 16500 w 16000 9. 19 58.15 5.40 
35500 C E 16000 1-1 17 500 9.84 57. 71 5.60 

AADT FLAGS: C = COMP UTED, 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 ES~IMATE; X = U~KNOWN 

--K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE IGO VALUES 



FLORIDA DEPARTMENT O? TRANSPORTATION 
TRANSPORTATION STATIS::'ICS OFFICE 

2023 HISTORICAL MDT REPORT 

COUNTY: :.2 - LEE 

SITE: 019-, - DE NAVARR.1\. PKWY, N OF DEL PRADO 31.VD 

YEAR 

2023 
2022 
20: ~ 
2020 
2019 
2vl'l 
201~ 
2')15 
2015 

AADT OIRECT:ON 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 
---------- ------------ ------------ --------- --- ----- --------

6300 s E 3200 w 3100 9.00 55.40 7.40 
5700 F E 2900 w 2800 9.00 53.90 7.40 
5500 C E 2800 w 2700 9.00 53.50 7.40 
4100 E E: 0 w 0 9.00 59.30 6.90 
4000 F E w 9.00 59.60 7 . 70 
3900 C E 2000 w 1900 9.00 53.30 8.00 
3300 s 3 1700 w 1600 9.00 51. 40 7.40 
3100 F g 1600 w 1500 9.00 68.20 7.00 
2900 C £ 1500 w 14:JO 9.00 55.50 5.90 

AADT FLAGS: : = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = F:FTH YEAR ESTIMArE: 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

~K FACTOR: START:NG WIT£ YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



LEE COUNTY PUBLIC FACILITIES 

LEVEL OF SERVICE AND 

CONCURRENCY REPORT 



LEE COUNTY ROAD LINK VOLUMES (County• and State·Maintained Roadways) 

31500 D£1.PRADOeLVD 
27200 VETEP.ANS MEM. PKWY SR7B 0.52 partlally located ln City of a,po Coral 

27300 VETERANS MEM. PKWY CHIQUITA D 1,1.n 0.63 City or Olpe Conl 
27400 VITTRANS MEM. PKWY Sl(YUNE AIITA BAAW,. BLVD 6lD D 2,247 o.n l'I. Ci of Olpe co....i 
27500 J,360 U19 City of Cape Coral 
27600 vmRANS MEM. PKWY COUNTRY CLUB BL\/0 M IOPOlffT BROG TOLL P &lD D Z.,63 0.96 City af cap., Conil 
2noo VETEP.ANS MEM. PKWY MIDPOINT BROG TOLL P McGREGOR 8 LVD 4LB D D 0,71 D 2,986 0.75 City of Falt Myer< 
29000 W 6TH ST WIWAMSAVE l0El8LVD 2.LN E 860 C 184 0.21 C 193 0.22 

29100 W 12TH ST GUNNERY RO SUNSHINE 8LVD 2LN E 860 C 2n 0.32 C 291 0.34 

29100 W 12TH ST SUNSHI NE BLVD WILUAMSAVE 2LN E 860 C n 0.11 C 105 0.12 old count projection 120101 

29300 W 12TH ST WILLIAMS AVE JOEL BLVD 2LN E 860 C 110 0.13 C 116 0,13 old count prolection (2010) 

29400 W 14TH ST SUNSHINE BLVD RICHMOND AVE ZLN E 860 C S7 0.07 C 60 0.07 old count project ion 120101 

26400 SW23RD ST GUNNERY RO SUNSHINE 8LVO 2LN E 860 E 711 0.83 904 1.05 Classic Hills (Copperhead] Golf Community 

15200 WESTGATE 6LVO GUNNERY RO LEE BLVD 2LN E B60 C 490 0.57 E 630 0.73 

27900 WHISKEY CREEK OR COLLEGE PKWY SAUTERN OR 2l 0 E 910 C 291 0.32 C 306 0.34 

28000 WHISKEY CREE K DR SAUTERN OR McGREGOR BLVD 2LO E 910 C 291 0.32 C 306 0.34 

28200 WILLIAMS AVE LEE BLVD W 6THST 2LN E 860 0 707 0.BZ D 752 0.87 Carlton P,1rk. 

18300 WINKLER RD STOCKBRIOG t UR SUMMERLIN RO ZLN E 860 C ~6S 0.54 C 489 0.57 

211400 WINKLER RO SUMMERLIN RO GLADIOLUS OR 4l0 E 1,520 C 2'4 0,19 C 3~ 0.20 

28500 WINkl ER RD GLADIOLUS OR BRANDYWINE CIR 2LN 880 B 474 O.S4 8 498 0.57 

28600 WINKLER RD BRANDYWINE CIR CYPRESS LAl(E OR ZLN E 880 B 474 o.s, 8 498 0.57 

28700 WINKlER RD CYPRESS LAKE DR COLLEGE PICNY 4LO E 1,780 E 716 0.4' 816 0.46 

28800 WINKLER RD COLLEGE PKWY McGREGOR BLVD 2LN E 800 8 389 0.49 8 408 0.51 

28900 WOOOLANO BLVD us 41 AUSTIN ST 2LN 860 C 272 0.32 C 286 O.B 
i 1 lri'd of urvlcr. ,:i dlrectfan ;aJ; ve.hfdc-J/tiou..-: p i dirc-ct.on.11 voJu-me-to-ap;ad1-,i ~ t ic; t(l or"e\'lou5~ ilrs d-it:11:A EEPCO 5rudy 

l==::J CouMy-Mainrained Coll ector Roadway - Unincorporated lee County C:=:J County-M;ailnt'a inm-d Ccnlrclled Aa:en Arterr.11 facil ity 

C:=:J County-Mamtained Coll ector Roadway - Incorporated Lee County l==::J Countv-Maintalned Expressway 

l==::J Ccunty-Maint-a ined Arte rial Roadway• lJnlnrorporatf:!d t ee County Stilte-Mainta1ned Anerial Hoadway· Unincorporated Lee County 

l==::J Coui,ty-Mainta lnrd Arterial Roildway • Incorporated Le:c County 

r;~v!seJ: Om,bff 26. itllJ 



LEE COUNl'Y ROAD LINK VOLUMES (County- and State-Mainta ined Roadways) 

24500 1ST AVE BERKSHIRE RD B 311 constnoined; Tr Covo at Ch Est{Turti.. Cy ~ubd 

24600 STRINGFELLOW RD BERKSHIRE RO PINE ISLAND RO 2LN E 1,060 8 311 487 n In ; II 

24700 Sll!JNGFEU OW RD PINE ISLAND RD PINEIANDRD 2LN E 1,060 D 63l C 666 0.63 con~tnrln~d 

24800 STRINGFELLOW RO PINELAND RD T 1,0 718 0.68 con.stniined; Bokee&a H;ubor Resort 

24900 SUMMERLIN RD McGREGOR BLVD KEUYCOVEftD 4LD E 1,9110 A 1,359 0.6!1 A 1,429 0.72 unlncorporned Lee Coomty 

25000 SUMMERLIN RD KEUYCOVERD SAN CARLOS BLVD 4LD £ 1,980 A 1,359 0.69 A 1,429 o.n unincorporated lee County 

25100 SUMMERLIN RD SAN CARLOS Bl VD PINERIDGEftD 6LD £ 3,000 A 2,043 0.68 A 2, 169 0.72 unincorporated lee County 

25200 SUMMERLIN RD PINE RIDGE RO BASS RO GLD £ 3,000 A 2,043 0.68 A 2,148 0.72 unlncorporawd Lee County 

25300 SUMMERUNRO BASS RO GLADIOLUS OR 6lD £ 3.000 A 2,043 A 2,148 0.72 unlncorJIOrated Lee County 

25400 SUMMERUNRO G LAOIOLUS OR CYPRESS LAKE OR 4l0 E i.,oo e 1,627 0.16 E 1,710 0.90 unincorporated lee county 

25500 SUMMERUNRO CYPRESS LAKE DR COUIGE PKWY 610 E 2,880 B 1,179 0.65 8 1,975 0.69 unincorporated Lee County 

25600 SUMMERUNRO COLLEGE PKWY PARK MEADOW DR 6lD E 2,880 a 1 0 B .7 unincorporated Lee County 

25700 SUMMERLIN RO PARK MEADOW OR BOYSCOUT 6l0 E 2,880 B 1,970 0.68 8 2,071 0.72 uniqc;orpo 

25800 SUMMERLIN RO BOYSCOUT MATIIEWSDR 4LO £ 1,820 0 1,185 0.65 0 1.2'5 0.68 

25900 SUMMERUNRO MATHEWS OR COLONIAL BLVD 4l0 E 1,820 0 1.185 0.65 0 1,245 0.68 

26000 SUNRISE BLVD BELL BLVD COLUMBUS BLVO 2LN 60 C 45 C okl count 

26100 SUNSHINE BLVO SR 82 23RDSTSW 2LN 1,010 C 452 0.45 C 475 0.47 
,., 

26150 SUNSHINE BLVD 23RDST SW LEE BLVD 2LN E 1,010 C 452 0.45 C 475 0.47 "' 
26200 SUNSHINE BLVD LEE BLVD W UTH ST 2LN E 1,010 0 654 0 .65 0 688 0.68 

,., 
26300 SU NSHINE BLVD W l2THST W 75THST 2LN E 860 E 631 0 .73 E 663 o.n 
26500 THREE OAICS PKWY COCONUT RO ESltROPl<WY 4LO E 1,940 1,425 0.73 E 1,498 D.77 

26600 THREE OAKS PKWY ESTERO PKWY SAN CARLOS BLVD 410 1,940 797 0.41 E 903 0.47 Villages of San Carlos ORI (Portofino Vlney,, rds) 

26700 THREE OAKS PKWY SAN CARLOS BLVD AUCORD 4lD 1,.940 7'17 0.41 E 851 0.44 

26800 TICE ST SR 80 ORTIZ AVE 2LN 860 C 218 0.25 C 2.29 0.27 

26900 TICE ST ORTIZ AVE STALEY RD 2LN E 860 C 218 0.1.5 C 229 0,27 

27000 TREEUNEAVE TERMIMAL ACCESS RO DANIELS PKWY 4LO £ 1,980 A 1,033 0.52 A 1,175 0.59 unlncorpor.sted Lee Co..,ty; Treellne 28 PO 

27030 TREEUNEAVE DANIELS PKWY .t.MBERWOOD RD 4l0 E 1,980 A 862 0.44 A 9U 0.46 

27070 TREEUNEAVE AMBERWOOO RO COLONIAL BLVD 4LO ( 1,980 A 862 0.44 A 906 0.46 

29800 US 41 (S TAMIAMI TIii Ol041 CORkSCltEW RD 6LD D 2,851 1.01 

29900 US 41 (STAMIAMI Tll) CORKSCREW RD SANIBaBlVD 6LD D 2,361 0.14 

30000 US 41 (S TAMIAMI TR) SANIBEL ILVD AIJCORO &lD D 3,021 L07 3,175 

30100 \JS 41 (S TAMIAMI Tll) AUCORD ISLAND PARK RD 6lD D 2,814 2,900 1.113 3.057 1.09 Island""' OlmmercJII Ce,ller 

30200 US .U (S TAMIAMI TR) ISlAND PARK RD BAIARQJFf RO 6l0 D 2.114 2,731 D.97 70 

30300 US 41 (S TAMIAMI TR) BRIAIIQlff RD SIX MU PKWY 6l0 D .2,814 3,431 LZ2 3,1116 1.28 

30400 US 41 (S TAMIAMI TR) SIX Mil£ PKWY DANll:lSPlWY 6LO 0 2.114 2,537 0.90 2,566 11.95 

30500 US 41 (CLEVruNO AVEl DANIELS n.wY COLLEGE PKWY 6lO 0 3,456 LZ3 J,&ll 1.29 511739 &-In dis~..,,._ ll'Oll'IRll ·•d 

30600 US 41 (CLEVELAND AVEI COUEGE PKW'I SOunt AIRPORT 11D 6lO D 2,411 0.87 2,511 0.91 5111'9&-ln ~llt«-'MY PIOlnfflned 
30700 US 41 (CLEVELAND AVE) SOUTH AIRl'ORT RD BOYSCOUTIID 3,1145 1.01 UGO U4 Sii 7J9 &-In d-.,/,wllHf- propamrwd 
30800 US 41 (CLEVELAND AVEI BOYSCOUT RO NORTHAIII z.m 0.15 2,514 o.n SR 7l9 &-In d"n/!WIHP- propamned 
30810 US 41 (Cl.Ml.ANO AVE) NORTH AIRPORT AO COLONIAL BLVD 2,610 0.93 2,743 0.97 

30900 US 41 (CLEVELAND AVE) CTTYUMITS N.KEYDII 2.102 1.11 UO!I u, 
31000 US 41 (CLEVELAND AVE) N. KEYDII HANCOCltB, PKWY D 2,102 1.11 U09 1.16 

3UOO US 41 (CLEVEl.ANO AVE) HANCoot B. PttWY PONDEUARD 41.D D 1,IOO 1.161 038 US& 1.03 

31200 US 41 (CLEVEJ.ANO AVE) PONDELLA RO SR71 &LO D 1,900 1.595 0.14 1,616 0.11 

31300 US 41 (CLEVELAND AVE) 51178 LITTl£1'0N RD 4U) D 1,942 1.257 0.155 1,417 0.73 Dl,lamat Ptopeity RPO/CPD 

31400 US 41 (NTAMIAMI TRI LITTLETON RD BUS41 4l0 D 1,942 1.160 0.60 1,279 0.66 Coral Bay falm &tam at En1rada RPO/Cr-DI 



LEE COUNTY ROAD LINK VOLUMES (County• and State•Maintained Roadways\ 
. . .. .. ' ' I 

'" • ... . . 
0 0 A L D GLADIOLUS DR McGREGOR BLVD 2LN E 860 C 365 0.42 C 384 0,45 

00200 ALA8AMARD SR 82 MILWAUKEE BLVD 2LN E 990 C 262 0.26 C 27S 0.28 

00300 ALABAMA RD MILWAUllEE BLVD HOMESTIAD AC 990 D s1s D 542 0.55 

00400 ALEXANDEJI 8El.l BLVD SR 82 MILWAUKEE BLVD 2LN E 990 D 555 0.56 0 583 0. 

00500 ALEXANDER BELL BLVD MILWAUKEE BLVD LEELAND HEIGHTS 2LN E 990 D 555 0.56 D 64!1 0.66 pre-devetopment ordll!r re.s dt!veloprr.ent 

00S90 ALICORD US41 ousn·RD 4LO E l ,980 B 1,166 0.59 e 1,225 0.62 

00600 ALICORO DUS1Y RO LEE RO 6LO E 2,960 B 1,166 0.39 e 1,261 0.43 

00700 ALICORD LEE RD THREE OAKS P~ 6LD E 2,960 B 1,166 0.39 B 1,533 0.52 Three Oak, Distribution Ce,,rer 

00800 ALICORD THREE OAKS PKWY 1-75 6LD E 2,960 B 2,618 o.aa B 2,752 0.93 
,., 

00900 ALICO RD ,.75 BEN HILL GRIFFIN BLVD 6LO E 2,960 B 1,448 0.49 B 1,533 0.52 1•• 
01000 AUCORO BEN HILL GRIFFIN BLVD GREEN MEADOW DR 2LN/4LN E 1,100 C 4C6 0.37 D 660 0.60 1' 1'l; unincorporated ~• Co: Ctr Pl/Pim Aprt Pk 

010S0 ALIOO RO GREEN M EADOW DR CORKSCREW RD 2LN E 1,100 B 256 0.23 B 169 0.24 
,., 

01200 BABCOCK RD US41 ROCKEFELLER CIR 2LN E 860 C 60 0,07 C 65 0,08 

01400 BARRITT RD PONDElLA RD PINE ISLAND RD IUS 781 2LN E 860 C 152 0.18 C 160 0.19 

01500 BASS RO SUMMERLIN RO GLADIOLUS DR 4LN E l,790 C 712 0.40 C 766 0.43 

01600 BAVSHOAE RO (SR 78} 8US41 NEW POST RD/HART RD 4LD D 1,942 0 1,920 0.99 :Z.O11 1.04 

01700 IIAYSHOAE RD (SR 781 HARTRD SLATER RD 4LD D l.942 - 1.944 LOO 2,043 LOS 

01800 BAYSHORE RD (SR 711 SLATER RD 1-75 4LD D :Z,910 I 1,215 0A2 I 1 OM 

01900 BAYSHORI: RD (SR 781 1-7S NAUERO 2LH D U66 C 776 0.&7 C 116 0.70 

02000 BAVSHORE RO (SR 78) NAllfRO 51131 2LN D 1,166 C 7i'6 0.67 C 816 0.70 

02100 BEN HILL GRIFFIN Pll:WY CORKSCREW RO FG CU aNTRANCE 4LD E 2,000 E 1,524 0.76 E 1,615 0.81 

02200 BEN HILL GRIFFIN Pll:WY FGCU BOULEVARDS COLLEGE CLUB DR 4LD E 2,000 E 1,524 0.76 E 1,602 0.80 

onso BEN HILL GRIFFIN PICWY COLLEGE CLUB DR ALICO RD 6LD E 3,000 A 1,136 0,38 A 1,221 0.41 

26950 BEN HILL GRIFFIN PKWY ALICORO TERMINAL ACCESS RD 4lD E 1.980 A 1,136 0 . .57 A 1,195 0.60 unlncorporal..d Ltt County 

02300 BfTH STACEY BLVD 23ROST HOMESTEAD RD 2LN E 860 C 3 36 0 .3 C 529 0. 2 Classic Hills (Copperhoadl Golf Community 

02400 BONITA BEACH RO HICKORY BLVD VAND[R81LT DR 4LD E J..900 E 8Cl3 'o.o E 844 0.44 1' 1· constrained in dtv ola n 

02500 BONITA BEACH RO VANDER BILT DR US41 4LD E 1,900 E 1,417 0.75 E 1.489 0.78 constrained In city plan 

02600 BONITA BEACH RD US41 OLD4l 41D E 1.860 E 1,456 0.78 E 1,530 0.82 cons!r•lned; old co1a1t projection (2010) 

02700 BONITA BEACH RD OLD41 IMPERIAL ST 6LD E 2.800 E 1.9ll 0.69 E 2.019 0.72 con,tnln..d In city plan 

02800 BONITA BEACH RD IMPERIAL ST WOFl-75 61D E ,8 E 2, 9 o., .. I 2,248 0. ~ cons!Allled In city plan 

Ol!lOO BONITA BEACH RD EOF 1.75 BONIT .. GRANO DR 4LD E 2.020 A 6SS 0.32 A 688 0.l4 conslnllned In city pion 

02950 BONITA BEACH RO BONITA GRANDE DR Loran Boulevard 4LD E 2.020 A 655 O.l2 A 6118 D.34 constrained In city plan 

03100 BONITA GRANDE DR BONITA BEACH RD ETEJIRY ST 2lN E ISi D 695 D.81 D 730 0.15 

o.;200 80_Y$COllT RD SUMMERUNRO US41 6t.N E 2,520 E 1,798 0.71 E U!IO 0.75 

03300 BRANllEY RO SUMMERLIN RD us 41 2LN E 860 C 271 0.32 C 285 0.33 

03400 BRIARCLIFF RO US41 TRIPLE CROWN CT 2LN E 660 C 158 0.18 C 165 0.1.9 

03500 BROADWAY RD (ALVA) SR 80 Nort/1 RIVER RD 2LN E 860 C 262 0.30 C 275 0.32 

03700 BUCKINGHAM RO SR 82 GUNN : RY RO 2LN E 9':10 D 487 0.49 0 SU 0,52 

03730 BUCKINGHAM RO GUNNERY RO ORANGE RIVER BLVD 2LN E 990 C 358 0.36 C 392 0.40 

03800 BUCKINGHAM RD ORANGE RIVER BLVD SRSO 2lN E 990 E 678 0.68 E 877 0.89 Portico RPO 

03900 BU RNT STORE RO SR78 VANBJJ\EN PKWY ~LD E :uso A &Sl 0.29 B 8,. 0.30 CIIV or Cape Coral 

04000 BURNT STORE RO VAN BUREN PKWY COUN'"\'LINE 2LN E 1,140 C 571 0.50 C 600 0.53 partially located In Otv of Clpe Coral 

04100 BUS 41 (N TAMIAMI TR, SR n9) CITY UMllS IN END EDISON BRG) PONDWARD 6LD D J.110 t 2,151 o.n D U61 o.11 
04300 BUS 41 (N TAMIAMI TR. SR ns) PDNDEUARD 51171 6lD D UM C UM 0.55 C 1,570 o.sa 
04400 BUS 41 (N TAMIAMI TR, SR 739} SR 78 UTTlETON RD 4lD D 1,900 C 1.1• 0.62 C 1.2• 0.66 

04S00 SUS 41 (N TAMIAMI Tlt. SR 739) IJTT1.ETON RD US41 4lD D 1,900 C 117 0.32 C 648 11.34 

04600 CAPE CORAL BRIDGE DEL PRADO BLVD McGREGOR BLVD 4l8 E 4,000 C 3,D97 0.77 D 3,255 0.81 

04700 CAPTIVA OR BLIND PASS SOUTr- SEAS PLANTATION RD 2LN E 860 - 1.069 1.24 - l ,l24 L31 con,tnlned 



LEE COUNTY ROAD LINK VOLUMES {County• and State-Maintained Roadways) 

LOCATION 

BUCKINGHAM RO HIGGINS AVE 

04900 AIRPORTENT DANIELS PKWY 4LN 1,790 C 450 0.2S C 473 0.26 Pert Authority maln1'11ne<f 

05000 COCONUT RO WE5TEND VIA VEHETTO BLVD 2LN E 860 C 275 0,32 C 289 0.34 non·countv ma1ntalned to e:as't 

0S100 COLL.EGEPKWY McGREGOR BLVD WINKLER RD 6LD E 2,980 D 2,668 0.90 E 2,804 0.94 

0S200 COLLEGE PKWY WINKLER RO WHISKEY CREEK OR 6l0 E 2,980 0 1,928 0.65 0 2.027 0.68 

05300 COllEG E PKWY WHISKEY CREEK OR SUMMERUN RO 6LO E 2,980 D 1,928 0.65 D 2,027 0.68 

05400 COLLEG E PKWY SUMMERLIN RO US 41 6LO E 2.980 D 1,795 0.60 D 1,886 0.63 

05S00 COLONIAL BLVD MtGREGOR BLVD SUMMERUNIIO 61D E 2.ICO E Z.697 0.95 E 2.835 1.00 l'I 

05600 COLONIAL BLVD SUMMERUNRO usu &lO E 2,14(1 E 2,S50 0.90 E 2,680 0.94 

06200 COLONIAL BLVD DYNASTY OR SRl2 6LO 0 3.0CO a 2.116 0.70 8 2,224 0 .73 

06300 COLUMBUS BLVD SR 82 MILWAUKEE BLVO 2LN E 860 C 105 o.u C ll0 0.13 

06400 CONSTITUTION BLVD us 41 CONSTITUTION Ci R 2LN E 860 C 347 0.40 C 365 0.42 

06500 CORBmRO SR 71 (PINE ISlANO RD) llfflmJN 11D 2UI E ll&O C !O II.OJ C ll2 0.04 

06600 CORKSCIIEW RO US41 TIIRE£ OAICS P'lrNY CID E UGO E 901 0.47 E 947 o.so 
06700 CORICSOIEW RO THREE OAKS PJ:11/Y WOFl-75 4l0 E UGO E 1.764 0.H 1,154 0.!11 

06800 CORKSCREW RO EOFl-75 BEN Hill GRIFFlN BLVO CID E 1.900 E 1.oao 0.57 1.135 0.60 

06900 CORKSCREW RD BEN Hill GRl~IN BLVD AI.ICO FD CLD E 1,960 C 1.222 0.&2 C 1,337 0.68 COTbcrew Woodl/Wlldblue 

07000 CORKSCJIEW RO AUCORD COUNr/UNE 2LN E 1.140 C 464 0.41 1,213 1.06 Verdana vma«• RPO 

07100 COUNTRY lAKES BLVD LUCKETT RD TICE ST 2LN E 860 C 145 0.17 C 154 0.18 

07200 CRY5TAL DR US41 METRO PKWY 2LN E 860 C 534 0.62 D 561 0.65 

07300 CRYSTAL DR METRO PKWY PlANTPTION RO 2LN E 860 C 387 0.45 C 407 0.47 

07400 CYPRESS lAKE DR McGREGOR BLVD SOUTH POINT BLVD 4LO 1,940 D 1,169 0.60 D 1,228 0.63 

07500 CYl'R ESS lAKE DR SOUTH POI NT BLVD WINKLER RO 4LO e 1,940_ 0 1,447 0.75 D 1.521 0.78 

07600 CYPRESS lAKE OR WINKLER RD SUMME.RLIN RD 4LO E 1,940 D 1,447 0,75 D 1.521 0.78 

07700 CYPRESS !AKE DR SUMMERLIN RO US41 6LO e 2,940 D 2,049 0.70 D 2,154 0.73 

07800 DANIELS PKWY US41 METRO PKWY 6l0 E 2.680 0 2,311 0.86 0 2,436 0.91 unincorporated le• County 

07900 DANIELS Pl(WY METRO PKWY SIX MILE PICWY 6lD E 2.680 D 2,318 0.16 2,436 0.91 unincorporated Lee County; constnined 

08000 0A NI ELS PKWY SIX MILE PKWY PAIDM NOLN 6lD E 3,0CO E 2,985 0.98 3,141 L03 unincorporated ln Co; constrained; Dan fall, 

08100 DANIELS PKWY PALOMINOLN l-7S 6L0 E 3,0CO E 2,985 0.91 3,137 L03 unlncorporabed Lee County; constnlned 

08200 DANIELS PKWY f-75 TREEU,-EAVE 6lD E 3,2150 E 2,962 0.91 3,113 0.95 unlncorponated lee county 

08300 DANIELS PKWY TREEUNEAVE CHAMBERLIN P'lWY 6lD E 3,260 E 2,962 D.!U 3.113 0.95 unmcorpomed LH Countv 

011400 DANI ELS PKWY CHAMBERLIN PKWY GATEW-Y BLVD 6l0 3,260 E 2,772 0.85 2.914 O.H unlncorponatl'd l.ee Co1S1tv 

08500 DANIELS PKWY GATEWAY BLVD SRl2 4lD e 2,160 2,232 1.03 2.453 1.14 unlnccrponted Lee County; Timbn Cn,e~ RPO 

08600 DANLEY 0 US41 METRO PKWY itN 860 C 426 0.50 C 448 O.S2 

08700 DAVIS RO McGREGOR BLVD IONA RD lLN E 860 C: 17 o.oi C 18 0.02 

D81100 DEL PRADO BLVD CAPE CORAL PKWY SE~ST 6LD E 2,'60 E Ul2 0.73 E 2.031 0.76 

08900 DEL PRADO 8lVO SE 4fml ST CORONADO P'IW't &ID E U60 E 1,932 0.73 E 2.031 0.76 

09000 DEl PflAOO BLVD CORONAOOPfCWY CORNWALLIS PkWY &ID E Z,'61) E z.oe 0.71 E 2,174 D.U 

09100 DEl PRADO BLVD COIINWAWS PKWY COIIAl fOINT 011 6l0 E 2.660 E U79 0.93 E 2.605 o.,a 

09200 DElPRAOO BLVD COIIALPOINTOR HANCOCK I, PICWY &lD E 2.110D E U24 o.n E 2,127 D.76 

09300 OELPRAOO BLVD HANCOCI I. PJ:11/Y SR78 6lD E 2,IOO C L5IO 05' C 1.660 0.59 "1 

09400 DEL PRADO BLVD US41 SLATER RO 2LN 860 C 503 0.59 D 574 0.67 Crane Landlne Goll Courn Communlt, 

09700 EASTllSTST JOELBLVO GRANT .WE 2LN E 860 C 34 0.04 C 36 0.04 "' 
09800 ESTEROBLVO IIIG CARLOS PASS BRIDGE PESCADORA AVE 2lN E 726 A 374 051 A 393 054 !•!. comtralned 

09900 ESTEROBLVD PESCAOORA AVE VOORHIS ST 2lN E 726 I 606 0.84 C 637 0.18 1•1· co-lrled 
10000 ESTEROBLVD VOORHIS ST TIIOPICALSHORES WAY 2UI E 7H a &06 0.114 C 637 o.n .. ,. constrained 

10100 ESTEROBLVD TROPICAi.SHORES WAY CENTI:RST 2lN E m 112 LOI 759 1.13 constrained 

14400 ESTEROPKWY US41 THREE OAJl:S PKWY 41D E 2.000 740 037 916 0,46 n~ m■lnt; T and T DRI/W Cyp Vw CPO 



LEE :OUNTY ROAD LINK VOLUMES {County- and State-Maintained Roadways) 
. . , . 

•··• I t 

... 
13900 IOELBlVD 18TH ST SRS0 lLN E 1,010 C 476 0,47 D 500 a.so 
MOOO JOHN MORRIS RD BUNCHE BEACH SUMIIIERLIN RD 2LN E 860 C 65 0.08. C 68 0.08 

14100 IOHN MORRIS RD SUMMfRllN RD IONA P.D lLN E 860 C 322 0.37 C 338 0.39 

14200 KEl.LY RO McGREGOR BLVD SAN CJ\RLOS BLVO 2LN e 860 C 308 0.36 C 324 o.3a 
14300 KEUY RO SAN CARLOS BLVD PINE RIDGE RD 2LN E 860 C 123 0.14 C 12.9 0.15 

14500 LAUREL DR BUS 41 BREEZE DR 2LN E 860 C 393 0.46 C 413 0.48 

14600 LEE BLVD SR 82 ALVIN ~VE 6LO E 2,840 E 2,429 O.S6 E 2,553 0.90 

14700 LEE BLVD Al VIN AVE GUNNERY RD GLD E 2,840 E 2.001 0.70 E 2,103 0.74 

14800 LEE BLVD GUNNERY RD HOMESTEAD RD GLD E 2,840 E 2,118 0.75 E 2,255 0.79 

14900 LEE BLVD HOMESTEAD RO WllUAMSAVE 4LD E 1,980 B 909 0.46 8 955 0.48 

14930 LEE BLVD WIUIAMSAVE LEELAND HEIGHTS 2LN E 1,020 B 909 0.89 E 95S 0.94 

15000 LEE RD SAN CARLOS BLVD AUCO ~D 2LN E 860 C 549 0.64 D 5n 0,67 

15100 LEELAND HEIGHTS HOMESTEAD RD JOEL B.VD 4LN E 1,800 B 764 0.42 B 803 0.45 

15200 LEONARD BLVD GUNNERY RD WESTGATE BLVD 2LN E 860 D 711 0.83 D 851 0.99 Fairwav Vinages/pre-dev order res dev 

15300 UTTlfTON RO CORBITT RO usu 2LN E 860 C 498 0.58 C 523 0,61 

15400 LITTlETON RD us 41 BUS4l 2LN E 860 C 426 o.so C 448 O.S2 

15500 LUCKITTRO ORTIZAVE 1-75 2LN E aeo C 37ii 0.43 C 427 0.49 l~kett Lanc1lng Hotel/Luckett Road C-5tore 

15600 LUCKETT RD 1-75 COUNTRY lAkES OR 2LN E 860 C 330 0.38 C 3~7 0.40 

15700 MAPLE OR• SUMMEMUNRO 2ND A1/E 2LN E 860 C 79 0.09 C 83 0.10 

15800 McGREGOR BLVD SANIBEL T PLAZA HARBOR DR 4LD E 1,960 E 1,179 0.60 E 1,239 0.61 

15900 McGREGOR BLVD HARBOR DR SUMMERLIN RO 4LD E 1,960 E 1,129 0.58 E 1,187 0.61 

16000 McGREGOR BLVD SUMMERUNRO ~ELLY RD 4LO E 1,960 A 965 0.49 A 1,015 o.sz 
16100 McGREGOR BLVD kELlY RO GLADIOLUS OR 4LO E l,960 A 966 0.49 A I .015 0.52 

16200 McGREGOR BLVD (SR 867) OLD McGREGOR /Gl.lOIOl.US DR IONALDOPRD 4lD D 1,900 C 1,334 0,70 C 1.402. 0.1, 

16300 McGREGOR BLVO(SR 867) IONALOOPIIO PINE RIDGE RD 4lD D 1,900 C 1,334 0.70 C 1.402 0,74 

16400 McGREGOR BLVD (SR 867) PINE RIDGE RO CYPRESS LUE DR .CLO D 1,!M2 D 1.137 0.95 D L93l 0.99 

16500 Mct;REGOR BLVD (SR 867) CYPIIESS ~ICE DR COI.WiE PIM"( 4U) D 1,810 D 1.7u; D.95 D 1,104 1.00 
16600 McGREGOR BLVD JSR 867) COUEGEPICWY WINKL;RRD 21.H 0 1.U4 C 735 0.65 C 772 o.e constnlned 

16700 McGREGOR BLVD (SR 867) WINKLEIIRO TANGL:-WOOD BLVD 21N 0 1.1'6 - UIII UM- 1.270 1,09 canstnlrtN 
16800 McGREGOR BLVD (SR 861) TANGLEWOOD BLVD COlONIAL BLVD 2LH D 1.224 D 1,0117 0.1!1 D 1.142 0.93 COll!lnlned 
]6900 METRO P~ fSR 739) SIX Mil£ Prwt DANIELS PKWY &LO D U14 C 1,111& 0,42 C 1.273 0.45 

17000 METRO P~Y (SR 7391 DANIEIS PICWY CRYST~DR 4U) D 1,900 C 1.186 O.Q C U46 0,66 

17100 METIIO Pr:-NY (SR 739) CRYSTAL DR DAN1£{DR 4lD D 1.900 D 1,6114 0.19 D 1,770 0.93 

1noo METRO PKWY (SR 73!1) DANLEY DR COI.OMAl BLVD .cu, D l,900 D 1,755 0.92 D 1.MS 0.97 

MICHAEL RIPPE PKWY US41 51)( MllfS Pr::wY 6lD D 2.1&6 C l,58!1 0.55 C 1.670 o.sa 
17600 MILWAUKEE BLVD ALABAMA BLVD SELL BLVD 2LN E 860 C 171 0.20 C 180 0,21 ,., 
1noo MILWAUKEE BLVD BELL BLVD COLUMBUS Bl VD 2LN E 860 C 171 0.20 C 202 0.23 1•1 

17800 MOOOYRO HANCOCK B. PKWY PONDElLA RO 2LN E 860 C 184 O.ll C 193 0.22 

17900 NALLE GRADE RD SLATER RD NALLE RD 2lN E 860 C 72 0.08 C 76 0.09 

18000 NALLERO SR 78 NALLE GRADE RD 2LN E 860 C 124 0.1.4 C 130 0.15 "' 
18100 NEAL RD ORANGE RIVER BLVD BUCKINGHAM RD 2LN E 860 C 141 0.16 C 148 0.17 "' 
18200 NORTH RIVER RD SR31 FRANKllN LOCK RD 2lN E 1,140 A ]45 0.13 8 265 0,23 Tho Broadlands 

18300 NORTH RIVER RD FRANKLIN LOCK RD BROADWAY RD 2LN E 1,140 A 14S 0.1.3 B 255 0.22 River Run Estates 

18400 NORTH RIVER RD BROADWAY RD COUNTY UNE 2LN E 1,140 A 100 0.09 A 131 0.12 

18900 OLGA RD 0 SR SOW SR BOE 2LN E 860 C 84 0.10 C 88 0.10 

1~100 ORANGE GROVE BLVD ClUB fNTR. HANCCCK B. PKWY 2LN E 860 C 407 0,47 C 428 0.50 

19200 OR.CINGE GROVE BLVD HANCOCK B. PKWY PONDELLA RD 4lN E 1,790 C 510 0.28 C 536 0.30 

19300 ORANGE RIVER BLVD 5RBO STALEY RD 2LN E 1,000 C 381 0.38 C 400 0.40 



LEE COUNTY ROAD LINK VOLUMES I County- and State-Maintained Roadways) 

19600 

19700 ORTIZ AVE R82 Fo Myer.s 

19800 ORTIZ AVE l UCKETTRD 

19!100 PALM BEACH 8LVD (SR 80] l'ROSP 
20000 PAlM BEACH BLVD (SR 801 0Rl1ZAV£ 

20100 PALM BEACH 8L VD (SR 10) ~75 

20200 PALM BEACH BL VO (SR 80) BUCICINGHAM 110 

0 p BEACH BLVD (SR 80) ~UOCJNGHAM RO WBINEIIOII lllYer Hal Country Club Phase II 

20330 PALM BEACH 8LVO (SR 80) WERNER DR JOELBLYD 

211'100 PALM BEACH ILVO (SR 10) BLVD HENDRY CO. UNE 1,196 0.67 

20500 PALOMINO LN DANIELS PKWY PENZANCE BLVD 2LN 860 C 352 0.41 C 414 0.48 The Sprin&S at Daniels Road 

20600 PARK MEADOWS DR SUMMERLIN RD US41 2LN 860 C 194 0.23 C 20! 0.24 

20800 PENZANCE BLVD RANCHITTI RD SIK MILE PKWY 2LN 860 C 151 0.18 C 174 0,20 

20900 PINE ISLAND RD STRING FELLOW RD BURNT STORE RD 2LN 950 E 661 0.70 E 707 0.74 constrained 

21400 PINE 15LANO RO (SR 78) CITY UMrTS f OF BARRITT RD U541 4LO 0 1,900 0 l,W 0.9& 1,916 LOl 

21500 PINE ISLAND RO (SR 71) usu BUS41 4LD 0 1.900 C 1.555 0.12 D 1,634 0.1& 

21600 PINE RIDGE RO SAN CAR LOS BLVD SUMMERLIN RD 2LN 860 C 535 0.62 D 566 0.66 "' 
21700 PINE RIDGE RD SUMMERLIN RD GLADIOLUS OR ZLN 860 C 256 0.30 C 396 0.46 •••~ Heribl. e ls1e.s 

21800 PINE RIDGE RD GLADIOLUS DR McGREGOR BLVD 2LN 860 C 256 0.30 C 269 0.31 

21900 PLANTATION RO SIX Ml Lf PKWY DANIELS PKWY 2LN 860 C 342 0.40 C 359 0.42 

22000 PLANTATION RO DANIELS PKWY IOLEWILO ST 2LN 860 0 702 0.82 0 737 0.86 

22050 PLANTATION RD IDl£WILDST COLONIAL BLVD 4LN 1,790 C 726 0.41 C 763 0.43 

22100 PONOELLA RD SR 78 ORANGE GROVE BLVD 4LD 1,890 954 o.so 1,003 0.53 
,,, 

2l200 PONOELLARD ORANGE GROVE BLVD us 41 4LD 1.890 1,397 0.74 E 1,469 0.78 

22.300 PONDELLA RD US41 8US4l 4LD 1,890 1,021 0,54 1,073 0.57 

22400 PRITCHETT PKWY SR 78 RICH RD 2LN 860 C 78 0.09 D 664 0.77 Stonevbrook North 

22500 RANCHETTE RD PENZANCE BLVD IDLEWILO ST 2LN B60 C 105 0.12 C 110 0.13 

22600 RICH RO SLATER RO PRITCHITT PKWY 2LN B60 C 62 0 .07 C 65 0.08 

22700 RICHMOND AVE LEELAND HEIGHTS E 12TH ST 2LN 860 C 107 0.12 C 127 0.15 pre-development order res development 

22800 RICHMOND AVE E 12TH ST GREENBRIAR BLVD 2LN 860 C 107 0.12 C 112 0.13 

232.30 SAN CARLOS Bl VO U54l THREE OAKS PKWY 2LN 860 C 406 0.47 C 427 0.50 ••1 
23000 SAN CAl!LOS BLVD (SR 865) MANTANZAS PASS BRIDGE MAIN ST 2LD D l.900 C 1,063 O.S6 C 1,117 0.59 CCflStralned 

23100 SAN CARI.OS BLVD (SR 165) MAIN ST SUMMEIIUN RD 4LD 0 1,900 C 1,063 05& C 1,117 059 

-.Z3180 SAN CARLOS IILVO (SR 11651 SUMMEAUNRD KEUYRD 2LD D 1,1111 C 730 0.62 C 767 0.65 

23200 SAN CARLOS BLVD (!ill 11651 l<EllYRD GLADIOLUS DR tlD D uaa C 730 0.62 C 767 0.65 

23260 SANIBEL Bl VO US41 LEE RD 2LN 860 C 496 0.58 C 521 0.61 

23300 SANIBEL CAUSEWAY SANIBEL SHORELINE TOll PLAZA 2LN 1,140 E 1,035 0.91 1,088 0.95 

23400 SHELL POINT BLVD McGREGOR BLVD PALM ACRES 2LN E 860 C 243 0.ZB 5 . 0 "' 
23500 SIX MllE PKWY (SR 739) US41 MfTROPICW'f tLD D 1,900 D 1,197 1.1111 1.0S 

23600 SIX MILE CYPRESS METRO PKWY DANIELS PKWY 4LD E 2.000 a 1,549 .7 0 .81 unlnccrporated LH County 

23700 SIX MILE CYPRESS DANIELS PKWY WINKLER EXT. 4LD E 1,900 £ 1,205 0.63 o.n unincorporated lee Co; Cr M"" RPO/Ok VIII RPO 

23800 SIX MILE CYPRESS WINKLER EXT. CHALLENGER BLVD 4LD 1,900 E 1,136 0.60 1,194 0.63 lntorpon,ted lee County 

23900 SIX MllE CYPRESS CHALLENGER BLVD COLONIAL BLVD 6LD E 2.11611 B 1.136 0.40 a 1,194 0.42 incorporated le• Countv 

24000 SLATER RD SR 78 NALLE GRADE RO UN E 1,010 C 36S 0.36 C 384 0.38 '" 
24100 SOUTH POINl< Bl VD CVPRESS LAKE OR COLLEGE PKWY ZLD E 910 D 631 0.69 0 663 0.73 ,,1 
24200 SR 31 (ARCADIA RD) SR80 SR71 llN D 766 771 1.02 118 1.07 
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TRIP GENERATION EQUATIONS 



General Light Industrial 
(110) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 37 

Avg. 1000 Sq. Ft. GFA: 45 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 
Average Rate Range of Rates Standard Deviation 

4.87 0.34 - 43.86 4.08 

Data Plot and Equation 

2000 

-8 
C: 
w 
3. 
i= 1000 

" I-

100 200 300 

)( = 1000 Sq. Ft. GFA 

>< Study Site - -- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: T = 3.76(X) + 50.47 R':: 0.61 
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General Light Industrial 
(110) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

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: 41 

Avg. 1000 Sq. Ft. GFA: 65 

Directional Distribution: 88% entering, 12% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 

Average Rate Range of Rates 

0.74 0.02 · 4 .46 

Data Plot and Equation 

300 

X 

200 

<I) 

'C 
C: 
w 
"' Q, 
'C 
I-

" I-

100 

100 200 

X = 1000 Sq . Fl. GFA 

X Study Site --- Fitted Curve 

Fitted Curve Equation : T " 0.68()() + 3.81 
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300 

Standard Deviation 

X 

., ,, 

0.61 

- - - - - Average Rate 

R':: 0.66 



General Light Industrial 
(110) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

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: 40 

Avg. 1000 Sq. Ft. GFA: 58 

Directional Distribution: 14% entering, 86% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 
Average Rate Range of Rates Standard Deviation 

0.66 0.07 - 7.02 0.56 

Data Plot and Equation 

400 

300 
X 

"' 'tJ 
C: 
w 
ig__ X ' C: 200 I- ,. 
u 
I- .. ., 

X ,. 

X ,. , , 
,,. ., X 

100 

100 200 300 
X = 1000 Sq. Ft. GFA 

X Study Site --- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation : Ln(T) = 0.72 Ln(X) + 0.38 R'= 0.55 
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Shopping Center (>150k) 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 108 

Avg. 1000 Sq. Ft. GLA: 538 

Directional Distribution: 50% entering , 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 

Average Rate 

37.01 

Data Plot and Equation 

.. 
'O 
C: 
w 

60000 

40000 
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17.27 -81 .53 
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X 
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2000D 
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X 
X X 
X 

X X 

0 
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~~ X 
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X 

100D 

X :: 1000 Sq_ Ft. GLA 

; 

, 
; , 

, 

, 
; 

; ; X 
; 

;" X ,, 
; 

, ' X 

X 

Standard Deviation 

12.79 

X Study Site - -- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: T "' 26.11(X) + 5863.73 R'= 0.60 

2000 
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Shopping Center (>150k) 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjac:ent Street Traffic:, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies : 44 

Avg. 1000 Sq. Ft. GLA: 546 

Directional Distribution : 62% entering, 38% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

0.84 

Data Plot and Equation 

"' 'O 
C 
w 
IS. 

2000 

i= 1000 

" I-

X XX X 

OD 

X Study Site 

Range of Rates 

0.30 - 3.11 

X 

X 

X X X 

X 

1000 

X := 1000 Sq. FL GLA 

--- Fitted Curve 

Fitted Curve Equation: T = 0.59(X) + 133.55 
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Standard Deviation 

0.42 

X 

X 

- - - - - Average Rate 

R'= 0,56 

2000 



Shopping Center (>150k) 
(820) 

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: 126 

Avg. 1000 Sq. Ft. GLA: 581 

Directional Distribution : 48% entering, 52% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

3.40 

Data Plot and Equation 

1/J 
"C 
C: w 
! 

eooo 

6000 

j=: 4000 

" I-

2000 

X 
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X Study Site 
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X 

1000 

Range of Rates 

1.57 - 7.58 

X 

, . , . , 

X 
X X 

, , 
,. , , 

X = 1000 Sq. Ft. GLA 

- -- Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.72 Ln(X) + 3.02 

, , 

; , . , 

, , , 

r , 

Standard Deviation 

1.26 

x· 

2000 

- - - - - Average Rale 

R2= 0.70 

3000 
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Strip Retail Plaza (<40k) 
(822) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 4 

Avg. 1000 Sq , FL GLA: 19 

Directiona l Distribution : 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

54.45 

Data Plot and Equation 

i9 
C: 
w 
lt 

2000 

~ 1000 
II 
~ 

X Study Site 

IO 

Range of Rates Standard Deviation 

47.86 - 65.07 7.81 

20 

X = 1000 Sq. Fl. GLA 

- -- Fitted Curve - - - - - Averoge Rate 

Fitted Curve Equation: T"' 42.20(X) + 229.68 R'= 0.96 
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Strip Retail Plaza (<40k) 
(822) 

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 : 5 

Avg. 1000 Sq. Ft. GLA: 18 

Directional Distribution : 60% entering, 40% exiting 

Vehicle ,Trip Generation per 1000 Sq. Ft. GLA 
Average Rate 

2.36 

Data Plot and Equation 

., 
'CJ 
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li 

80 

60 

~ 4U 
II 
~ 

20 

0 0 

X Study Site 

Range of Rates 

1.60 - 3.73 

>< 

10 20 

X = 1000 Sq. Fl. GLA 

- -- Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.66 Ln(X) + 1.84 
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Standard Deviation 

0.94 

30 

- - - - • Average Rate 

R2= 0.57 

4U 



Strip Retail Plaza (<40k) 
(822) 

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. 

Settingflocation: General Urban!Suburban 

Number of Studies: 25 

Avg. 1000 Sq. Ft. GLA: 21 

Dlrectional Distribution: 50% entering, 50% eKlting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates Standard Deviation 

6.59 2.81 - 15.20 2.94 

Data Plot and Equation 
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X = 1000 Sq. Fl. GLA 

X Study Site - - - Fitted Curve - - - - • Average Rate 

Fitted Curve Equation: Ln(T) = 0.71 Ln(X) + 2.72 R'= 0.56 
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Lee County 

Dept. of Commun ity Development 

Long -Range Planning HONC 41 
1500 Monroe Street 

Fort Myers, FL 33901 
C mprehe sive Plan Map Amendment 

Exhibit M17 - Existing and Future Conditions Analysis 

I. EXISTING CONDITIONS 

The subject property is surrounded by a range of existing and planned uses which are further 

described in Table 1. 

NORTH Auto repair and service CPD Suburban Lee County 

EAST Commercia l/Genera l AG-2, CPD, RPD Suburban Lee County 
Office 

SOUTH Golf cart dealership C-2, AG-2 Suburban Lee County 

WEST Residential (Isles of Porto RML Mixed Use Cape Coral 
Vista) 

'" 1. 
um.iunding and LI~es 

The subject property abuts N Tamiami Trail to the east which is a state-mainta ined five (5) lane 

arteria l with a median adjacent to the property. Further east is a CPD-zoned office space, east of which 

is the Saba l Springs residentia l community. Sabal Springs is made up of 210 single -family homes and 

a centra l golf course. The community's primary entrance is Sabal Springs Blvd where it abuts N 

Tamiami Tra il and there is a secondary point of ingress/egress located along Del Prado Blvd N. 

To t he north of the subject property is another CPD-zoned parcel which was approved for auto 

repair and servicing uses via Z-92 -01 6. To the west of the subject property is the City of Cape Coral's 

Isles of Porto Vista, a residential commun ity consisting of approximate ly 33 townhome bu ildings with 

an estimated 5 units per build ing, totaling approx imately 165 residentia l dwelling units. It should be 

noted that the subject property abuts the development's buffered storm water system, therefore no 

residential units directly abut the subject property due to th is config uration. This community and 

surrounding residences are located within the City of Cape Coral's Mixed Use future land use category 

which allows for 25 du/AC and a FAR of 1.0 for non-residential deve lopment, this catego ry allows for 

"compou nd use residences" and promotes vertical mixed use in appropriate locations throughout the 

City. To the south of the subject property is a commercia l (C-2) and agricultural -zoned (AG-2) parcel 

located within Lee County. The current use for the parcel is a golf cart dea lersh ip. 

The assortment of surrounding uses can be contributed to the parce l's location along a major 

t ransportation corridor, N Tamiami Tra il, as well as the configuration of the City of Cape Coral's 

adjacent boundary. Amendi ng the subject property's future land use category to the Centra l Urban 

p lanning I landscape archi tecture I engineering I urban design I sustainability 
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category is consistent with the surrounding development pattern and is more appropriate -along the 

regiona l corridor which ties North Fort Myers to Cape Coral; this is due to the proximity of the 

subject property to the intersection of Del Prado Blvd N and N Tamiam i Trai l. The Centra l Urban 

category is also compatib le with the City of Cape Cora l's adjacent Mixed-Use category per the below 

comparison noted in Tab le 2. 

Suburban 
Central Urban 

Mixed-Use 

6 du/AC 
15 du/AC 
25 du/AC 

N/A 
N/A 

1.00 FAR 

F Us 

lee County 
Lee County 
Cape Coral 

The amendment of the subject property's futu re land use from Suburban to Cent ral Urban is no1 

only consistent with the surrounding FLUs and deve lopment pattern but provides a gradual transition 

of uses from the more intense western FLU of Mixed-Use to the lower intensity FLU of suburban. 

II. FUTURE CONDITIONS 
The proposed map amendment is being requested concurrent with a Mixed Use Planned 

Deve lop ment (MPD) wh ich further ident if ies the development's configuration as well as the 

deve lopment's intensity, are outlined in the companion Master Concept Plan. As furthe r outlined in 

the Planned Development request, no residential density is being soug ht with this change. 

As described in Exhibit M20 - Justification of Proposed Amendment, the request to amend the Future 

Land Use map from Suburban to Central Urban is consistent with a number of loca l, regional, and state 

po licies and is further supported by the existing conditions surrounding the site. This request is being 

made d ue to the inconsistency between the existing zon ing and the language in the Lee Plan which 

prohibits industria l development to take place with in this FLU designation, regardless of the zon ing 

district in which the property is located. The future cond itions wou ld therefore reflect the Planned 

Development's parameters and the Master Concept Plan's proposed configuration. 

Additionally, the site's conditions are further outlined in Exhibits M 15 - Public Facilities Impacts 

Analysis, M16 - Traffic Circulation Analysis, and Exhibit M21 - Forma l JD Approval, all of which should 

be reviewed in tandem with the companion Planned Development and Master Concept Plan pursuant 

to Ch 163.3184(12) F.S . 

Ill. CONCLU SION 
The proposed map amendment is consistent with several po licies set forth by the Lee Plan, the 

Southwest Florida Strategic Regiona l Policy Plan, and the State of Florida's Comprehensive Plan . The 

map amendment from the Suburban FLU to the Central Urban FLU wou ld greatly enhance local 

economic diversity as wel l as promote economic stabi lity and allow for infill development to take place 

at a location previously slated for industrial and commercial uses where pub lic facil it ies and urban 



services are capable of servicing the site. 

SublcclProper'y 

Figu1 2. Proposed Map Amendment of SulJject Prop rty 
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Lee County 
§i11. tft IIIM f. flor-ida 

Board of County Commiss ioners 

Kevin Ruane 
Dlslrlcl One 

Cecil L Pendergrass 
District Two 

David Mulicka 
DI strlnt Three 

Brian Hamman 
District Four 

Mike Greenwell 
Dlstrlr.1 Ive 

Dave Harner, II 
County Manager 

Ri chard Wm. Wesch 
County Allorney 

Donna Marie Collfns 
County I !earing 
Exan1lner 

May 29, 2025 

Cindy C. Leal Brizuela 
EnSite Incorporated 
2401 First Street, Suite 201 
Fort Myers, FL 33901 

VIA ELECTRONIC MAIL 

Re: 17701 N Tamiami Trail, Letter of Service Availabil ity 

Ms. Brizuela, 

I am in receipt of your email requesting a Letter of Service Availability for a project to be located 
at 17701 N Tamiami Trail in North Fort Myers. 

Lee County Emergehcy Medical Services is the primary EMS transport agency responsible 
for coverage at the location you have provided. There is one ambulance located three miles 
from the proposed project location and two additional ambulances are located within five miles. 

It is our opinion that EMS service availability for the location provided is adequate at this time. 

Sincerely, 

Paul Di Cicco 
Deputy Director- EMS Chief 

EhclostJre: 
Copy of proposed project location map 

P.O. Box 398, Forl Myers, Florida 33902-0398 I (239) 533-2111 I leegov.com 
,,1 JI ,1 ~II 1"1f•r I ,r r1 Ii IIT' 1 ~~F'r ( · r 



Board of Cou nty Comm issioners 

Lee County Emergency Medica l Services 

c/o Ch,el Benjamin Abe 

Public Salety Dlrector 

2000 Ma,n St #100 

Fort Myers , FL 33901 

Chi f Abe5, 

HONC 41 
C 1 t h n tv I " p iatim r• rn n, 

letter of Avallablllty R•qu.rt 

We a1 writing 10 confirm tha t your gency is oble to p rovidc.l servic to the sub1ec1 p roperty locateod at 
17701 N Tamiami Trail , north of he intersection of N Tamiarnl Trai l and Sabal Springs Blvd, The property is under 
one 11) STRAP (22-43,24-01 -00001 .0160) and is curr ntly lo cat d within the Suburban future land uso category. 
Due to 1h property's location and under lying zoning ntitlem nts, th Applicant is requ sting th t tJ,e property 
be redesignatmg to the Con tra I Urban future land use category. 1 his process require ver ification from severa l 
service ag ncies that they h 11e sufficient resources 10 suppon the change 11'1 lu tur land use. 

r IOilitd Hone Docks & Lifts HQ .=.::=:::., 0-=.. "'°" 

Pleas conwct rn d,rectlyat (239) 226- 0024 o, < , 11•I lu. 11 ,, , r " 11 ,I you should hove any questions 01 r quu e 
add11ionol information. 

Sincerely, 
EnSite, Inc. 

() .·I,/ j r, -~~ ___ ) 
Cindy C. Leal Brizuela, AICP, MURP 
P11 ncip al Plann , 

planrnng landscape- .uc 1tectwe enQmeermQ urbo,, design suS1a inab,l1ty 

2401firs1 St1e I, Suit 01 f ortMye•,, Flo11db J39-0I 
239 .226 0024 www.en,si, .tom 

P.O. Box 398, Forl Myers, Flor ida 33902-0398 I (239) 533-2111 I leegov.com 
1, 11111JM r,r·r, :1,,1 ,n 1, ,111,,f 



Lee County 

Dept. of Community Development 

Long -Range Plann ing HONC 41 
1500 Monroe Street Comi,r l1e i la, Map Am II rn nt 
Fort Myers, FL 33901 

February 5, 2025 

Letter of Availabili ty 

Cindy Leal Brizuela 
Ensile Engineering 
2401 First SI. , Suite 201 
Ft. Myers, Fl 33901 

Ms. Brizuela: 

Exhibit M18 - Support Facility Letters of Determination 

NORTH FT. MYERS FIRE DIST, 
P.O. Box 3507 - 2900 Trail Dairy Circle 

N. FL Myers, FL 33918-3507 
(239) 097-8654 (239) 995-3757 ra~ 

The North Fort Myers Fire Department has reviewed the information provided for 
the proposed project located at 17701 N. Tamian,i. 

The North Fort Myers Fire Department can adequately protect this property. If 
you have any further questions, please contact our office at 239-731-1 931 . 

Respectfully, 

Rick Jones 
Fire Marshal 

planning I landscape architecture I engineering I urban design I susta inabi lity 

2401 Fi rst Street, Suite 201 IFort Myers, Florida 33901 
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Camiine 9vtarceno 
Sheriff 

June 20, 2024 

Cindy C. Leal Brizuela 
EnS.ile, Inc. 
2401 First St., Suite 201 
Fo11 Myers, Florido 33901 

Ms. Leal Brizuel11, 

cl\l\1 Ln.fotcement 

(I 

"Proud to Sen ,e" 

State of Florida 
County of Lee 

The l ,ee Co11nty 1'herif'f'~ Of[ice h11s reviewed your service availability request for 11 properly 
located al 17701 N. Taminmi Trail in North Fort Myers, STRAl' 22-43-24-01-00001.0160. 

The properly is currently localed wil11in lhc Suhnrbun future Jund use cnlcgory. A rcqucsl 10 

rcdcsignalc the propcJly (o the Ccnlral Urban futnre 11111d usi;; c<1li;;gory would nol affect our 
ability to pmvide law c11furc1:menl servii;;es. B11se<l 0111he informalion pl'Ovided, the Lee Co11nly 
Sheri Ifs Office has no objec1lons 10 this l'equesl. 

This agency will provide law enfoJcemenl services from 011r l •1 Precinct offices in Norlh Vort 
Myers. /\.t the lime of 11pplic11lion for new development orders OJ' building permits, the npplicant 
shall pmvidc o Crime Prevention Thmugh Envil'Onmcnlal Design (CPTED) rcpurl cloue by lht: 
applicant and given to the Lee County Sherifr~ Office for n:vicw anti c\)m1111:ml:-i. 
]'lease conlucl Crimi;; P1·tvtnlion Pr11ctl1ione1· l-le11ther T11rco al (2'.19) 477- 11163 with 11ny 
questions regarding the 1.PTF.D slndy. 

""'"'""'"'" --9 )' 
C ,-,/} '/w,r 
Ma.1 , reau \/ 

"The Lee County Sheriff's Office is an .Equa.l Opportunity Em.ploye,·~ 
14750 SI:-: Mik Cypl'css Pn1•l,w11)' • Fort M.~·crs, Floridn 3391?.-4406 • (239) 477-1000 



Solid Waste 

Board of County Commissioners 

K•vin Ro1m, 
Di\h1c1011t, 

Cec-il L Pend&rgross 
Oi~lr~( lwu 

{foy Sond~Ni 
Oi$-lWl TI1t•• 

a,1.1n Hamman 
Oislflr;l Four 

Mike Gre•nwell 
Oii;tflcl r,11., 

0,1ve H;mwr 
C\1111,ly M1'141••1J"'' 

Richard Wm. Wesch 
Counly Altor11uy 

Ocnn11 Mari& Cd~n, 
Counly Mf'lr,n"9 
I ►11mlmo 

June 21, 2024 

En Sile 
Attn: Cindy C Leal Brizuela, Principal Planner 
2401 First Street, Suite 201 
Fort Myers, FL 33901 
RE: HONC 41 • REQUEST FOR LETTER OF SERVICE AVAILABILITY 

Dear Ms. Brizuela: 

The Lee County Solid Waste Department is capable of providing solid waste collection 
service for the proposed Central Urban future land use category, located at 17701 N Tamiaml 
Trail, 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 , will, 
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, Fon Myers, Flonda::33902·0398 I (2391533•211 I j leeoov,com 
I 1.11 I I 
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Mass 11a1U1il 

Board of Coun1y Commissioners 

Kevin Ruon• 
Ol~tt1.,t l>t1.t 

C•cll l Peod•,greu 
0,◄l+lrl l w;.; 

Ray ~~riaeitl 
Dl•tliet t tuof\ 

Br111n H• mrnon 
1Jli;1111.I ~uYI 

Ml.,_• Greonwett 
l1i•.1rlc;1H,t 

DolliP- Ht1ff\~f, II 
C~1oitpt Mnn ,qo4 

Rlc.hnrd Wm. We~ch 
Couolv Atwni,;y 

Donna· MDrle Collin\ 
l DUhiV liulln11 
(1m11i(1n, 

June 20, 2024 

Cindy Leal 
2401 First Street, Suite 201, 
Fort Myers, FL 33901 

Re: I-lone 41· 17701 N Tarniatni Trail 
Letter of Service Availability 

Dear Ms. Leal, 

LeeTran has reviewed your request for service a\/allablllty regarding a proposed 
Comprehensive Plan Amendment. After reviewing the site and comparlng the location 
with our existing and p lanned route locations according to the 2020 Transit Development 
Plan (TOP), the following has been detern,lned: 

• Subject area is not within one-quarter mile of a fixed-route corridor, 
• Closest bus stop is not Within one-quarter mile of a bus stop. 
• The 2020 TOP does not Identify the need for e nhanced or additional transit services In 

the area. 

The proposed future development does not meet the applicability outlined in Lee County 
Transit Land Development Code Sec. 10-442 and Sec. 10-443. The developer wllf not be 
required to connect to and Improve transit faci lities because planning action does not 
trigger the relevant Lee County land Development Code. 

If you have any questions or require further Informatio n, please do not hesitate to 
contact me at (239) 533-0322 or ocassldy@leegov.com 

Sincerely, 

OU111.«,C«£riJJ1 
P lanner 
Lee Tran 

l 11 • ' l j .., 



Pu Ii Schools 

N/A- Please see companion MPD Rezon ing which is being sought concurrently. No residential units are 

proposed within the Planned Development therefore no students are being generated from this request. 

5IPage 



Lee County 

Dept. of Community Development 

Long- Range Planning 

1500 Monroe Street 
Fort Myers, FL 33901 

I. BACKGROUND 

e s 
HONC 41 

C mf.H he, . ive Pl l'l Map Amend n 
Exhibit M19 - State and Regional Policy Plan 

The subject property is located at 17701 N Tamiami Trail, north of the intersection of N Tamiarn i 

Trail and Sabal Springs Blvd . The property is under one (1) STRAP (22-43-24-01 -00001 .0160). The 

zoning of the subject property is sp lit; the segment of land adjacent to N Tarniami Trail is part of the 

CG zoning district whereas the remainder of the property is within the IL zoning disti-ict. The property 

is currently located within the Suburban future land use category. 

II. REQUEST 

Due to the property's location and underlying zoning districts, the Applicant is requesting that the 

prope,ty be redes ig nat ing to the Central Urban future land use category. The current Suburban FLU 

category prohibits the development of industria l uses per Lee Plan Po licy 1.1,5, posing a conflict for 

the deve lopment ofthe IL-zoned portion of the site which com prises approximately 7 8% of the subject 

property. 

Ill. STATE AND REGIONAL PLAN ANALYSIS 

The proposed map amendment from Suburban to Centra l Urban is consistent with a number of 

goc1ls, objectives, and policies outlined with in the Strategic Regiomi l Po licy Plan as well as the State 

Co1T1prehensive Plan as outlined be low. 

Strategic Regional Policy Plan 

The proposed amendment to the future land use map is also consistent with the Southwest Florida 

Regional Planning Council's Strategic Regional Policy Plan Volume II. Specifica lly, the amendment 

support's the Economic Development Element and its vision; "Southwest Florida will attract, retain, 

and create quality businesses to diversify its economic base, while protecting the natural and cultural 

environments, to promote economic stability, greater job and educational opportunities, and higher 

income for its residents. 11 

The proposed map amendment would allow for expa nsion of a currently operational business 

located withi n Southwest Florida. By aggregating to the business' operational acreage, which is 

currently in Cape Coral and is under 7 acres, additiona l employment opportunities may be achieved, 

furthering economic diversity and stability in the region. 

planning ! landscape architecture I engineering l urban design I sustainability 

2401 First Street, Su ite 201 \Fort Myers, Florida 33901 
2 3 9. 226.0024 lwww.en-site.com 



Goal 3: A stable regional economy based on a continuing excellent quality of life. 

The proposed map amendment is consistent with this goa l by supporting bus iness and industry in a 

location where public services are readi ly avai lab le. N Tamiami Trail is a major transportation corridor 

for the North Fort Myers community, connecting it with t he City of Fort Myers to the south and 

Charlotte County to the north. Improvements to sites with readily available infrastructure promote 

commerce, ensuring economic stability, in appropriate locations. 

Goal 4: A diverse regional economy. 

The amendment would allow for the expansion of both, industria l and commercial services at a 

location where these uses were previously programmed as noted by the underlying zoning districts. 

State Comprehensive Plan 

At the state level, the proposed map amendment is consistent with the State of Fforida 

Comprehensive Plan found in F.S . 187.201 , specifically the Land Use section; 

(1 S)(a) Goal. 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. 

Policy 1. Promote state programs, investments, and development and redevelopment 

activities which encourage efficient development and occur in areas which will have the 

capacity to service new population and commerce. 

Policy 3. Enhance the livability and character of urban areas through the encouragement of an 
attractive and functional mix of living, working, shopping, and recreational activities. 

The proposed map amendment is consistent with the goal's sub-policies including; Policy 1 which 

encourages efficient development and promotes it in areas which will have the capacity to service new 

population and commerce; and, Policy 3 which promotes the livabil ity and character of urban areas 

through the encouragement of an attractive and functional mix of living, working, shopping, and 

recreational activities. The proposed map amendment would effectively im prove the employment 

opportunities of the region and would abide by the development sta, dards of the local Land 

Development Code, which would promote an attractive product with appropriate architecture and 

landscaping, including open space and buffering, to address site-specific compatibil ity with 

proximate uses. 



Lee County 

Dept. of Community Development 

Long-Range Planning 

1 500 Monroe Street 

Fort Myers, FL 33901 

I. BACKGROUND 

• ensite 
HONC 41 

Comprehensive Plan Map Amendment 
Exhibit M20 - Justification of Proposed Amendment 

The subject property is located at 17701 N Tam iami Tra il, north of the intersection of N Tamiami 

Trail and Sabal Springs Blvd. The property is under one (1) STRAP (22-43-24-01-00001.0160). The 

zoning of the subject property is split; the segment of land adjacent to N Tamiami Trail is part of the 

CG zoning district whereas t he rema inder of t he property is within the IL zon ing district. The property 

is currently located within the Suburban future land use category. 

II. REQUEST 

Due to the property's location and under lying zon ing districts, the Applicant is requesting that the 

property be redes ignating to the Centra l Urban futu re land use category. The current Suburban FLU 

category prohibits the development of industrial uses per Lee Plan Pol icy 1.1.5, pos ing a conflict for 

the deve lopment of the IL-zoned portion ofthe site which comprises approximate ly 78% of the subject 

property. 

p lann ing I landscape architecture I eng inee ring I urban design I susta inabi lity 
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111. SURROUNDING LAND USES & COMPATIBI LITY 

The subject property is surrounded by a range of existing and planned uses which are fu rther 

described in Table 1. 

NORTH Auto repai r and service CPD Subu rban Lee County 

I EAST Commercial/General AG-2, CPD, RPD Subu rba n Lee County 

I SOUTH 

Office 
Golf ca ,t dealership C-2, AG·2 Subu rban Lee County 

WEST Residential (Isles of Porto RM L Mixed Use Cape Cora l 
Vista) 

a le 1. urrou in 1..-nc-1 U . 

The subject property abuts N Tamiami Trail to the east which is a state-ma inta ined fi ve (5) lane 

arterial with a median were adjacent to the property. Further east is a CPD-zoned office space, east of 

which is the Sabal Springs residential community. Sabal Spri ngs is made up of 210 single -fa mily homes 

and a centra l golf course. The commun ity's primary entrance is Sabal Springs Blvd where it abuts N 

Tamia mi Trai l and there is a seconda ry point of ingress/egress located along Del Prado Blvd N. 

To the north of the subject property is another CPD-zoned parcel wh ich was approved for auto 

repair and servicing uses via Z-92-0 16. To the west of the subject property is the City of Cape Cora l's 

Isles of Po rto Vista, a res id ential community consisting of approx imately 33 town home bui ldings with 

an estimated 5 units per build ing, totaling approximately 165 resident ial dwel ling units, It shou ld be 

noted that the subject property abuts the deve lopment's buffe red stormwater system, therefore no 

residential units di rectly abut the subject property due to this configurat ion . This community and 

surrounding re sidences are located within the City of Cape Cora l's Mixed Use future land use category 

w hich al lows for 25 du/AC and a FAR of 1.0 for non-residentia l development, this category allows for 

"compound use residences" and promotes vertical mixed use in appropriate locat ions throughout the 

City. To the south of the subject property is a commercial (C-2) and agricultural-zoned (AG-2) parcel 

located with in Lee County. The current use for the parcel is a golf cart dealership, 

The assortment of surround ing uses can be contributed to the parce l's location along a major 

transportation corridor, N Tamiami Tra iL as well as the configuration of the City of Cape Coral's 

adjacent boundary. Amending the subject property's future land use category to the Central Urban 

category is consistent with the surrounding development pattern and is more appropriate along the 

reg ional corridor which ties North Fort Myers to Cape Cora l; this is due to the proximity of the subject 

property to t he intersection of Del Prado Blvd N and N Tamiami Tra il. The Centra l Urban category is 

also com pati b le wit h the City of Cape Cora l's adj acent Mixed-Use category per the below comparison 

noted in Table 2. 



Suburban 
Central Urban 

Mixed-Use 

6 du/AC 
15 du/AC 
25 du/AC 

fa I ;, .Area 

N/A 
N/A 

1.00 FAR 

Lee County 
Lee County 

Cape Coral 

The amendment of the subject property's future land use from Suburban to Central Urban is not 

only consistent with the surrounding FLUs and development pattern but prov ides a gradual t ransition 

of uses from the more intense western FLU of Mixed-Use to the lower intensity FLU of suburban. 

IV . CONCLUS I ON 

The proposed map amendment is consistent with severa l po licies set forth by the Lee Plan, the 

Southwest Florida Strategic Regiona l Policy Plan, and the State of Florida's Comprehensive Plan. The 

map amendment from the Suburban FLU to the Central Urban FLU would great ly enhance local 

economic diversity as wel l as promote economic stabi lity and allow for infi ll development to take place 

at a location previously slated for industrial and commercial uses where publ ic faci lities and urban 

services are capable of servicing the site. 

Please contact me di rectly at (239) 226-0024 or Ci ndyL@En-S it e.com if you should have any 

questions or require additional information. 

Sincerely, 
EnSite, Inc. 

~Ll~ 
Cindy C. Leal Brizuela, A ICP, MU RP 
Principal Planner 

cc : Hone Docks & Lifts 
Henderson Frankl in 

11 11 ' du c~ 



SOUTH FLORIDA WATER MANAGEMENT DISTRICT 

December 10, 2024 

Dan Stovall * 
Hone Docks and Lifts, Inc 
1130-3 Pondella Road 
Cape Goral, FL 33909 

Subject: 17701 N. Tamiami Tra il 

.. Delivered via email' 

Petition for Formal Determination of Wetlands and Surface Waters 
Permit No. 36-112182-P 
Application No. 240816-45230 
Lee County 

Your petition for a formal determination of wetlands and other surface waters is approved. This 
action is taken based on Chapter 373, Part IV of Florida Statutes (F.S.) and the rules in Chapters 
62-330 and 62-340, Florida Administrative Code (F.A.C.). Please read this entire agency action 
thoroughly and understand its contents. 

This action is subject to: 

• Not rece iving a filed request for a Chapter 120, F.S., admin istrative hearing. 
• AH referenced Exhibits. 

Should you object to these conditions, please refer to the attached "Notice of Rights" whlch 
addresses the procedures to be followed if you desire a public hearing or other review of the 
proposed agency action. Please contact this office If you have any questions concerning this 
matter. If we do not hear frotn you In accordance to the "Notice of Rights", we will assume that 
you concur with the District's action. 

CERTIFICATE OF SERVICE 

I hereby certify that this Formal Welland Determination and Notice of Rights have been mailed or 
electronically submitted to the addressee (and the persons listed on the attached distribution 
list) on December 5, 2024 in accordance with Section 120.60(3 ), F .S. Notice was also 
electronically posted on this date through a link on the home page of the District's website ( 
www.sfwmd.gov/reg permitting). 

Sincerely, 

~ p ~ 
Lisa Prather, PWS 
Section Administrator 

:no-i Gun Club Rnad, Wesl P~lm ll~flch, Florid~ 3311(!6 • (561) 686-8800 • ·1-800-iln -2045 • www.sfwmcl.gcw 



Project Name: 

Petitioner: 

Application No. 

Location: 

Acres: 

Expiration Date: 

Type: 

Project Summary 

South Florida Water Management District 
Formal Wetland Determination Permit No. 36-112182-P 

Date Issued: December 10, 2024 

17701 N. Tamiami Trail 

Dan Stovall 
Hone Docks and Lifts, Inc 
1130-3 Pondella Road 
Cape Coral , FL 33909 

240816-45230 

Lee County, See Exhibit 1 

19.36 

December 10, 2029 

Certified Survey 

This application is for a formal determination of the landward extent of wetlands and other surface 
waters (OSW), pursuant to Rule 62-330.201 Florida Administrative Code (F.A.C.), for a 19.36 acre 
property known as 17701 N. Tamiami Trail. The methodology used tor the determihation is 
consistent with Rule 62-340, F.A.C. 

Project Site Description 

The 19.36 acre property is located in Section 22, Township 43 South, Range 24 East, Lee County, 
Florida. More specifically, the property is located on the west side of N. Tamiami Trail, 
approximately 0.3 miles south of the intersection of Del Prado Boulevard and N. Tamiami Trail 
(U.S. 41 ), in North Fort Myers, Florida. A Location Map is attached as Exhibit No. 1.0. The 
property is surrounded by commercial businesses to the north, N. Tamiami Trail to the east, 
undeveloped forested land to the south and to the west. The property consists of forested uplands 

and wetlands. An aerial photograph depicting the inspection boundaries and wetlands is attached 
as Exhibit No. 2.0. 

Formal Determination of Wetlands and Other Surface Waters 

On August 16, 2024, the District received a request for c1 formal determination of the boundary of 
wetlands and OSW on a 19.36 acre property known as 17701 N. Tamiami Trail. The landward 
extent of wetlands and OSW was established by Pennoni & Associates, Inc. and field verified by 
Certified Wetland Evaluator (CWE) Matt Brosious on September 23, 2024. Wetlands, as defined 
by Subsection 373.019(27), F.S. and Rule 62-340, F.A.C., were identified on the property. 

Wetlands on the property were delineated using the methods established in Rule 62-340, F.A.C,; 
more specifically, the wetlands were delineated using the definltion of a wetland and the A, B and 
D tests. Wetlands delineated on the property totaled 4.92 acres. The landward extent of wetlands 
is depicted on the specific purpose survey, which is attached as Exhibit No 4.0. Wetland 
delineation information, including wetland data forms and representative photographs of the 
wetland and upland areas can be found in the permit file. Wetland data forms were filled out by 
District staff during the September 23, 2024 field inspection. 
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Wetland Description: 

The wetlands identified on the property totaled 4.92 acres (Exhibit Nos. 3.0 and 4.0) . Wetland 
habitats on the property included cypress-pine-cabbage palm and freshwater marsh wetlands, with 
varying degrees of exotic vegetation. The wetlands were delineated using the definition of a 
wetland and the A, B and D tests. 

Based on the National Resource Conservation Service (NRCS) data, the property contains 
four historically mapped hydric soils including Isles Fine Sand, Frequently Ponded (Map Unit 39) , 
Copeland Fine Sandy Loam, Frequently Ponded (Map Unit 45), Cypress Lake Fine Sand Slough 
{Map Unit 74) and Cypress Lake Fine Sand Slough-Urban Land Complex (Map Unit 142). A soils 
map is attached as Exhibit No. 4.0. Soil pit data is included within the wetland delineation data 
forms, which were filled out during the September 23, 2024 field Inspection by District staff. 

Hydrologic Indicators observed during the delineation included water marks and elevated lichen 
lines. In the deeper wetlands, 3-6" of standing water was present. 

This Formal Determination of Wetlands and Other Surface Waters is the District's determination of 
the landward extent (boundaries) of wetlands and other surface waters within the property based 
on the documentation submitted by the Petitioner and field application of Chapter 62-340, F.A.C. 
This action does not authorize any construction activities or constitute conceptual approval of any 
anticipated projects or activities in wetlands or other surface waters. It does not in any way 
establish boundaries of sovereign submerged lands, high water elevations or other elevations/ 
boundaries. 

Pursuant to Subsection 373.421 (4), F.S., the Governing Board may revoke the Formal Wetland 
Determination upon a finding that the Petitioner has submitted inaccurate information to the 
District. 

The Formal Wetland Determination shall be binding for the stated duration provided physical 
conditions on the property do not change so as to alter the boundaries of wetlands and other 
surface waters during that period. 
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Distribution List 

J1.1stin Hojnacki , Pennoni Associates Inc * 

Florida Department of Environmental Protection SLERC * 

Lee County Property Appraiser * 

Florida Department of Environmental Protection - Environmental Administrator * 
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Exhibits 

The following exhibits to this permit are incorporated by reference. The exhibits can be 
viewed by clicking on the links below or by visiting the District's RegPermitting website ( 
www.sfwmd.gov/regpermitting) and searching under this application number 
240816-45230. 

Exhibit No. 1.0 Location Map 

Exhibit No. 2.0 Aerial With Inspection Boundary 

Exhibit No. 3.0 Aerial With Wetlands 

Exhibit No, 4.0 Wetland Survey 

Exhibit No. 5.0 Soils Map 
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NOTICE OF RIGHTS 

As required by Chapter 120, Florida Statutes, the following provides notice of the opportunities 
which may be available for administrative hearing pursuant to Sections 120.569 and 120.57, 
Florida Statutes, or judicial review pursuant to Section 120.68, Florida Statutes, when the 
substantial interests of a party are determined by an agency. Please note that this Notice of 
Rights is not intended to provide legal aqvice . Some of the legal proceedings detailed below may 
not be applicable or appropriate for your situation. You may wish to consult an attorney regarding 
your legal rights. 

RIGHT TO REQUEST ADMINISTRATIVE HEARING 
A person whose substantial interests are or may be affected by the South Florida Water 
Management District's (District) action has the right to request an administrative hearing on that 
action pursuant to Sections 120.569 and 120.57, Florida Statutes. Persons seeking a hearing on 
a District decision which affects or may affect their substantial interests shall file a petition for 
hearing in accordance with the filing instructions set forth herein within 21 days of receipt of written 
notice of the decision unless one of the following shorter time periods apply: (1) within 14 days of 
the notice of consolidated intent to grant or deny concurrently reviewed applications for 
environmental resource permits and use of sovereign submerged lands pursuant to Section 
373.427, Florida Statutes; or (2) within 14 days of service of an Administrative Order pursuant to 
Section 373.119(1 ), Florida Statutes. "Receipt of written notice of agency decision" means receipt 
of written notice through mail , electronic mail, posting, or publication that the District has taken or 
intends to take final agency action. Any person who receives written notice of a District decision 
and fails to file a written request for hearing within the timeframe described above waives the right 
to request a hearing on that decision. 

If the District takes final agency action that materially differs from the noticed intended agency 
decision, persons who may be substantially affected shall , unless otherwise provlded by law, have 
an additional point of entry pursuant to Rule 28-106.111, Florida Administrative Code . 

Any person to whom an emergency order is directed pursuant to Section 373 .119(2), Florida 
Statutes, shall comply therewith immediately, but on petition to the board shall be afforded a 
hearing as soon as possible. 

A person may fi le a request for an extension of time for fi ling a petition. The District may grant the 
request for good cause, Requests for extension of time must be filed with the District prior to the 
deadline for filing a petition for hearing. Such requests for extension shall contain a certificate that 
the moving party has consulted with all other parties concern ing the extension and whether the 
District and any other parties agree to or oppose the extension. A timely request for an extension 
of time shall toll the running of the time period for filing a petition until the request is acted upon. 

FILING INSTRUCTIONS 
A petition for administrative hearing must be filed with the Office of tl:ie Distrid Clerk. Filings with 
the Office of the District Clerk may be made by mail , hand-delivery, or e-mail. Filings by facsimile 
will not be accepted. A petition for administrative hearing or other documentls deemed filed upon 
receipt during normal business hours by the Office of the District Clerk at the District's 
headquarters in West Palm Beach, Florida. The District's normal business hours are 8:00 a.m. -
5:00 p.m. , excluding weekends and District holidays. Any document received by the Office of the 
District Clerk after 5:00 p.m . sl:iall be deemed filed as of 8:00 a.rn. on the next regular business 
day. 

Additional filing instructions are as follows : 

• Filings by mail must be addressed to the Office of the District Clerk , 3301 Gun Club Road, 
West Palm Beach, Florida 33406. 

• Filings by hand-de.livery must be delivered to the Office of the District Clerk. Delivery of a 
petition to the Dfstrict's security desk does not constitute filing. It will be necessary to request 
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that the District's security officer contact the Office of the District Clerk. An employee of the 
District's Clerk's office will receive and process the petition. 

• Fil ings by e-mail must be transmitted to the Office of the District Clerk at clerk@sfwmd.gov. 
The filing date for a document transmitted by electronic mail shall be the date the Office of the 
District Cieri, receives the complete document. 

INITIATION OF ADMINISTRATIVE HEARING 
Pursuant to Sections 120 .54(5)(b )4 . and ·120.569(2)(c), Florida Statutes, and Rules 28-106.201 
·and 28~106.301, Florida Admin1strative Code, initiation of an administrative hearing shall be made 
by written petition to the District in legible form and on 8 1/2 by 11 inch white paper. All petitions 
shall contain: 

1. Identification of the action being contested, including the permit number, application number, 
District file number or any other District identification number, if known. 

2. The name, address, any email address, any facsimile number, and telephone number of the 
petitioner, petitioner's attorney or qualified representative , if any. 

3. An explanation of how the petitioner's substantial interests will be affected by the agency 
determination. 

4. A statement of when and how the petitioner received notice of the. District's decision . 
5. A statement of all disputed issues of material fact. If there are none, the petition must so 

Indicate. 
6 .. A concise statement of the ultimate facts alleged, including the specific facts the petitioner 

contends warrant reversal or modification of the District's proposed action . 
7. A statement of the specific rules or statutes the petitioner contends require reversal or 

modification of the District's proposed .action . 
8. If disputed issues of material fact exist , the statement must also include an explanation of how 

the alleged facts relate to the specific rul'es or statutes. 
9. A statement of the relief sought by the petitioner , stating precisely the action the petitioner 

wishes the District to take wlth respect to the District's proposed action. 

MEDIATION 
The procedures for pursuing mediation are set forth In Section 120.573, Florida Statutes, and 
Rules 28-106.111 and 28-106.401 - .405, Florida Administrative Code. The District is not 
proposing mediation for this agency action under Section 120.573, Florida Statutes, at this time. 

RIGHT TO SEEK JUDICIAL REVIEW 
Pursuant to Section 120,68, Florida Statutes, and in accordance with Florida Rule of Appellate 
Procedure 9.110, a party who ls adversely affected by final District action may seek judicial review 
of the District's final decision by filing a notice of appeal with the Office of the District Clerk in 
accordance with the filing instructions set forth herein within 30 days of rendition of the order to be 
reviewed, and by filing a copy of the notice with the appropriate district court of appeals via the 
Florida Courts E-Filing Portal. 
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Lee County 
Dept. of Community Development 
Zoning Section 

, ens1 
HON C 41 

1500 Monroe Street o rt h1•n:,ive I la" m .nd 
Fort Myers, FL 33901 Community Meeting Summary 

The Community Meeting before the North Fort Myers Design Review Pane l began at 6 PM on July 01, 

2025 at 2000 N Recreation Park Way, North Fort Myers, FL 33903 which is located within the North 

Fort Myers Plann ing Community. A presentation was given on behalf of the App licant by Cindy Leal 

Brizuela, AICP, MURP - Principal Planner at EnSite, Inc., a copy of this presentation has provided in this 

meeting package. The presentation consisted of a general description of the subject property and the 

surrounding land uses as well as the Comprehensive Plan Amendment request from Suburban to 

Centra l Urban FLU and concurrent zoning request to the Mixed-Use Planned Development district. 

After the conclusion of the presentation, a few questions were asked by the Panel regarding the Master 

Concept Plan, predominantly the preservation area and surrounding zoning in North Fort Myers and 

Cape Coral. One community member attended and asked questions regarding the covered storage 

in the light manufactur ing area of the Master Concept Plan. The Appl icant's attorney, Mr. Richard Akin, 

was also present for questions. The Pane l unanimously voted favorably for the compre hensive plan 

amendment and zoning request . 

Sincerely, 

EnSite, Inc. 

Cindy C. Leal Brizue la, AICP, MURP 
Principal Planner 

- - - -
planning I landscape a rchitectu re I engineering ! urban design I sustainabi lity 

2401 First St1·eet, Suite 201 IFort Mye rs, Florida 33901 
239.226.0024l239.226.0094lwww.en-site.com 
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Existing Future Land Use 
[Policy 1 .1 .5 - Suburban] 

The suburban future land use category will consist of predominantly residential areas 

that are either on the fringe of the central urban or urban community future land use 

categories or in areas where it is appropriate to protect existing or emerging 

residential neighborhoods. This category provides housing near the more urban areas 

but does not provide the full mix of land uses typical of urban areas. Industrial land 

uses are not permitted. This category has a standard density range from one dwelling 

unit per acre ( 1 du/ acre) to six dwelling units per acre (6 du/ acre). The maximum total 

density may only be increased to eight dwelling units per acre ( 8 du/ acre} utilizing 

greater pine island transfer of development units except in areas that. Specifically 

prohibit bonus density. Other forms of bonus densities are not allowed. 



Proposed Future Land Use 
[Policy 1.1.3 - Central Urban] 

The Central Urban future land use category can best be characterized as the "urban 

core" of the County. These areas are a lready the most heavily settled and have, or will have, 

the greatest range and highest levels of public services. Residential, commercial, public and 

quasipublic, and limited light industrial land uses will continue to predominate in the Central 

Urban future land use category. Future development in this category is encouraged to be mixed 

use, as described in Objective 11.1, where appropriate. The standard density range is from 

four dwelling units per acre (4 du/acre) to ten dwelling units per acre (10 du/acre), with a 

maximum total density of fifteen dwelling units per acre ( 15 du/ acre}. The maximum total 

density may be increased to twenty dwelling units per acre (20 du/ acre) utilizing Greater Pine 

Island Transfer of Development Units. 



FLU Map Amendment 

• The proposed Future Land Use map amendment would allow for light industrial uses to take 

place on the property . 

• c'll ...,itc 



Master Concept Plan 
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Questions/ Comments 



AFFIDAVIT OF PUBLICATION 

EnSite, Inc. 
240 I First SI, Suite 20 I 
Fort Myers FL 33901 

STATE OF WISCONSIN, COUNTY OF BROWN 

Loca1Q 
lo ida 

GANNETT 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the News-Press, a dai ly newspaper 
published at Fort Myers in lee County, Florida; that the 
attached copy of advertisemen t, 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 iss ues of, on: 

06/16/2025 

Affiant further says that the website or news pa per complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and .sworn to before me, by the lega l clerk, who 
is personally known to me, on 06/16/2025 -

My commi.~.sion expires 

Publication Cost: 
Tax Amount: 
Payment Cost: 

Order No: 

Customer No: 
PO#: 

$106.78 
$0.00 
$1 06,78 

11 389833 

1491162 

LSAR0312517 

II of Copies: 

0 

THl S lS NOT AN INVOlC .; I 
Please do 110 / 11,ie 1h1.1'for111 fa, · poymem rem/I/a" , . 

NANCY HEYRMAN 
Notar y Publ ic 

State of Wi scons in 

PO Box 631244 Cincinnati, OH 45263-1244 
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Fu1ure land Use Change & Aezon-
lng Public Notice 

A ~ubllc lnrormallonal Meelln(l will 
b~ l1old on July Isl al 6 PM M Norlh 
Fon Myers Recreallon Center, 
IOO~led at 7000 North Rec,eatlon 
Park Way, North foll Myers, FL 
33903. The meetlnQ p,esen1aIlon 
Will dis(uss a proposed Comprc­
hcn~lve Plan Amendment and a '""••d Us• Planned Development 
(no resldentlal units propo,ed) 
of • / l7 acres of property, The 
comnrehonslve plan amendment 
Is lo alter the fUIUre land use f rom 
Suburban to CenlJal Urban. The 
Project site ls Identified as lee 
County STRAP 1122·A3•24·01 -
00001 ,o,eo located at 17701 N 
1 aml•m\ Tr•il- The 11r,pllcan1 will 
bo •••~ ng 0rojo_c1 rev ow ffom the 
NrM D•~lun Review Panel for this 
effort , For more Information. please 
conta<I nfmplannln<io•nol@Qnl~lf. 
COO\, •ho NFM De5l~n ~evl•w Panel. 

~11~~\n\'lf~. ~~~20:,~,1 ti~cii;;,l~:i~ 
wlt~ Hende150" rronklln will be the 
ro_piesen1atl vo• lo, th• Applicant_ 
Juf\e I G 2026 
LSAR0312511 
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